


Plan Amendment

On June 12, 2002 the San Diego County Board of Supervisors adopted the East Otay
Mesa Specific Plan Amendment (SPA 00-005) and General Plan Amendment (02-CE1).

The Specific Plan Amendment divided the Plan into two subareas. Property located in
SubArea 2 remains governed by the East Otay Mesa Specific Plan and Site Planning and
Design Guidelines approved in July 1994. The Specific Plan Amendment governs
property located within SubArea 1. The subareas are shown on Figure A, Land Use Plan
SubArea 2.
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Executive Summary

0.1 Introduction

The East Otay Mesa Specific Plan sets forth a
comprehensive and far-sighted vision for the de-
velopment of approximately 3,300 acres within
the East Otay Mesa Specific Plan Area as a mod-
ernindustrial and business center. Within the next
20 years, the combined City and County Otay
Mesa area is anticipated to become an interna-
tional industrial and business district, with over
6,700 acres of industrial and commercial planned
land use. The Specific Plan Area will be served by
freeway State Route (SR)-905 and tollway SR-
125 in addition to an on-site network of arterials
andlocal roads. This area has the added benefit of
being bound by two natural land forms, the San
Ysidro Mountains and Otay River Valley, which,
through the Plan’s conservation policies, will con-
tinue to add a special visual and environmental
amenity to the area.

The Specific Plan sets the framework for future
development, including policies, standards and
guidelines that guide and facilitate private devel-
opment over time. The Specific Plan further
establishes an implementation program, includ-
ing infrastructure and public facility plans, and a
phasing and financing strategy.

Figure 0-1, Specific Plan Overview, provides an
overview of the site context, and indicates the
major Specific Plan proposals for land use and
circulation in this area. A complete map of the
Specific Plan s presented in Figure 0-2, East Otay
Mesa Specific Plan.

0.2  Background, General
Plan Relationship,
and Process

Background

The East Otay Mesa Specific Plan Area is located
in the southwestern portion of San Diego County
immediately adjacent to the U.S/Mexican border.
The Study Area, which is comprised of the Spe-
cific Plan Area within a larger County Service
Area (CSA) 122, consists of arelatively flat mesa
with a steep mountainous area on the eastern edge
and a major river valley and tributary canyon to
the north. Historically, the flatter portions of the
Study Area have been used for agriculture. The
steeper areas have never been developed.

The Specific Plan Area is at the southern edge of
development in San Diego County. To the westis
the 12,505 acre City of San Diego’s Otay Mesa
Community Plan Area, referred to herein as the
West Otay Mesa Area, which includes 4,337 acres
of planned industrial and commercial uses and
2,100 acres of planned residential uses. To the
north are the Donovan State Correctional Facility
and the George F. Bailey County Detention Facil-
ity. They border the Otay River Valley, which is
being planned as a future regional park. Further
north is a large undeveloped area, which was
jointly planned by the City of Chula Vista and
County of San Diego for a 23,299 acre “new town”
known as Otay Ranch. Across the international
border to the south are existing as well as planned
industrial andresidential usesin the City of Tijuana.

Executive Summary 1
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With the growth of the Mexican government’s
Magquiladora or Twin Plant Program in the early
1980’s, there began to be a demand for industrial
land in the United States near the border to accom-
modate distribution and warehousing of products
manufactured in Mexico. (See glossary for de-
scription of the Maquiladora or Twin Plant Pro-
gram). The opening of the Otay Mesa commercial
border crossing or port of entry in the mid-1980’s,
along with improvements to Otay Mesa Road and
interim SR-905 Freeway, enhanced the potential
for distribution and warehouse industrial develop-
ment opportunities. Since the mid-1980’s, over 3
million square feet of industrial and commercial
space has been built in the City’s West Otay Mesa
Area. Itis anticipated that the demand for indus-
trial land use, especially warehouse areas and
distribution uses, will increase even more due to
the passage of the North American Free Trade
Agreement (NAFTA).

In recognition of this demand for industrial use,
the County amended its General Plan in 1983 to
designate the East Otay Mesa Area for general
industrial uses in the flat terrain and low density
residential uses in the canyon and hillside terrain
as part of amendments made to the Otay Subre-
gional Plan. In 1990, the Specific Plan Area land
use designation for this area was approved to
provide for a comprehensive planning framework
for future conservation and development. The
County proceeded to initiate the East Otay Mesa
Specific Plan preparation processin April of 1991.

Relationship of the Specific
Plan to the General Plan

The East Otay Mesa Specific Plan implements the
policies of the County General Plan including the
Otay Subregional Plan. Itis a customized regula-
tory mechanism designed to bridge the broad
guiding policies of the General Plan in order to
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promote coordinated development of individual
land parcels. The Specific Plan provides the
framework to guide a myriad of decisions regard-
ing land use, open space and conservation, circu-
lation, infrastructure, community facilities, facil-
ity phasing and financing, and design.

Specific Plan Process

Development of the East Otay Mesa Specific Plan
involved a multi-phase process with extensive
property owner and public agency participation.
The first phase involved extensive data collection
on environmental, public facility, transportation,
and economic factors. During the second phase
alternative land use, circulation and infrastructure
concepts were studied and evaluated. A consen-
sus preferred plan and phasing strategy were agreed
upon by County staff and property owners in
December 1992.

Supporting the Specific Plan are the following
technical reports on file with the County Depart-
ment of Planning and Land Use:

. Industrial Market Study

. Environmental Resources and Constraints
Study

. Circulation Element Technical Report

. Water, Sewer, and Reclamation Master Fa-
cilities Plan Technical Report

. Conceptual Infrastructure Improvement
Plans and Cost Estimates of Backbone
Infrastructure and Public Facilities

The following documents were adopted as part of
the Specific Plan approval process:

. Environmental Impact Report

. Comprehensive Flood Control Master Plan

. Site Planning and Design Review Guide-
lines



0.3  East Otay Mesa
Specific Plan
Elements

Land Use

Industrial: East Otay Mesa Specific Plan has the
potential to be the County’s largest industrial and
business district. It contains large parcels of level,
relatively inexpensive land located near the inter-
national border crossing and its Maquiladora or
Twin Plants, which make it highly suitable for
large scale industrial development. A Market
Study conducted in 1991 at the outset of the
planning process concluded that, based on antici-
pated demand the entire East Otay Mesa industri-
ally planned area could be built out and occupied
in 20 years. The study also indicated that the
majority of the demand for industrial uses is
connected with growth in manufacturing in
Mexico. The vast majority of the flatter land,
approximately 70 percent of the Specific Plan
Area, is planned for Mixed Industrial land use, see
Figure 0-2.

Commercial: In order to create a comprehensive
industrial and business district with appropriate
services, commercial 1and uses are also planned.
The planned commercial land uses are classified
into three types: regional, district, and support
commercial.

Residential: 'Ihebiologiczilly sensitive steep slopes
of the eastern hillside area and the steep slope
areas of the northern canyons are planned for very
low intensity Rural Residential 1and use, see Fig-
ure 0-2.

Conservation and Open Space

Conservation: An Environmental Resources and
Constraints Study prepared early in the planning
process indicated the presence of highly sensitive
resources in the Specific Plan Area. In addition,
during the preparation of the EIR, potential vernal
pool habitat was identified near the international
border. These sensitive resources, are planned to
be conserved or mitigated as part of the Conserva-
tion and Open Space Elements of the Specific
Plan. The areas to be conserved include: (1) the
eastern hillside area which has both steep slopes
and coastal sage scrub, the habitat for the Califor-
nia gnatcatcher; (2) Johnson Canyon, which has
steep slopes; (3) an area west of Johnson Canyon
containing both coastal sage scrub and vernal pool
habitats. In order to conserve these areas, the
Specific Plan designates the above areas as Rural
Residential, a low density use. The areas where
mitigation of sensitive resources is proposed are
planned for Mixed Industrial and Commercial
land use, see Figure 0-2.

To insure appropriate mitigation, any proposed
development, including clearing and grading, in
the Rural Residential areas determined to have
biological resources and/or steep slopes is subject
to a "G" Designator and the Sensitive Resource
Area Regulations of the Zoning Ordinance. The
Specific Plan also requires that prior to approving
any subdivision of land or other discretionary
permit with a"G" Designator, a Resource Conser-
vation Plan be prepared to identify appropriate
mitigation strategies to be approved by the County
and appropriate State and Federal wildlife agen-
cies.

Development of land with steep slopes and/or
sensitive biological resources must minimize en-
croachments. Encroachments on steep slopes
(areas greater than 15% slope) and unique vegeta-
tion communities or habitats of rare or endangered
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species of plants or animals shall be avoided.
Impacts to sensitive resources in these areas will
be mitigated at the discretionary review stage
prior to approval of any discretionary permits.

Significant cultural resources (archaeological and
historical sites) have been identified within the
Specific Planning Area. The locations of these
resources have not been identified on any maps to
protect their integrity. Mitigation of impacts to
significant cultural resource sites must be accom-
plished at the discretionary review level prior to
approval of any permits.

Open Space: The protection of sensitive lands
conserves open space values as well as provides
recreation opportunities. Johnson Canyon, in
particular, islocated in the Focused Planning Area
(FPA) of the Otay River Valley Regional Park.
Proposed industrial or commercial projects in the
Regional Park's FPA will be subjected to en-
hanced design review pursuant to the Community
Design Review Regulations of the Zoning Code
and as described in the Regulatory Section of the
Specific Plan below. Moreover, property owners
may be required to dedicate easements within the
Specific Plan Area for the planned trails as part of
the discretionary review process, consistent with
the Recreation Element of the General Plan, in
order to facilitate connections to the Regional
Park.

Circulation

Proposed Regional Highway Facilities: Future
regional highways are essential to support planned
land uses in East Otay Mesa. Accordingly, County
project staff and State of California Department of
Transportation (Caltrans) have been involved in
cooperatively planning future freeway and tollway
facilities to promote optimum access to the East
Otay Mesa Specific Plan Area. The key regional
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highways that would link the Specific Plan Areato
the rest of the region include: SR-125, SR-905,
SR-54. The proposed SR-125 tollway and SR-
905 freeway are critical to accommodating the
future development of both the East Otay Mesa
and West Otay Mesa (City) areas. Currently
environmental studies are underway for SR-125
by Caltrans. Financing for the construction of
these two freeways has not been fully realized.
Property owners in City and County may have to
participate with other benefiting jurisdictions in
fair share financing of regional road improve-
ments.

Proposed Local Road Facilities: The proposed
Circulation Plan, consisting of Industrial/Com-
mercial Roads, Industrial/Commercial Collectors,
Major Roads, Prime Arterials and Freeways,
provides the framework of roads to serve the
anticipated development in East Otay Mesa. Fig-
ure 0-2, East Otay Mesa Specific Plan, indicates
the recommended road system to accommodate
the ultimate projected traffic volumes. Property
owners in the East Otay Mesa will be responsible
for financing all local roads except freeways and
roads on the City/County border, where the cost
will be shared with City property owners.

The main factors that determined the recommendeg
street system include: the existing street align-
ments, the planned new regional routes, linkages
with planned facilities in neighboring jurisdic-
tions, physical constraints and planned land use.
All facilities in the proposed circulation network
are projected to operate consistent with the Public
Facility Element standards. Otay Mesa Road
between the SR-125 northbound and SR-905
eastbound ramps and Sanyo Drive is expected to
serve heavy travel demand. Accordingly, addi-
tional turning and through lanes are proposed to
address the higher level of travel demand.



Proposed Road and Parkway Standards: The
Public Roads Standards of the County of San
Diego Department of Public Works (DPW) estab-
lish detailed standards for all roadways, including
right-of-way, local access, intersection spacing
and alignment, driveway widths, and locations.
These standards are also recommended for the
Specific Plan Area. All roads in the Circulation
Plan would also serve as truck routes. Coordina-
tion with the City of San Diego: There are several
locations where the Circulation Element roads
vary between the City and County jurisdictions.
For example, in some cases the recommended
number of lanes is different for the same facility
on either side of the jurisdictional boundary. The
County will continue to coordinate with the City
of San Diego on resolving these differences. Ini-
tial contacts by project staff with the City staff
have indicated that these differences can be re-
solved.

Alternative Modes of Transportation: Inthe near
term, aregional publicbus systemisbeing planned
by the San Diego Metropolitan Transit Develop-
ment Board (MTDB) for the East Otay Mesa
within the Specific Plan Area. Regional bus stops
are planned to be located near the ramp terminals
of planned freeways. In the long term, light rail
transit is planned to serve East Otay Mesa from
existing service in Chula Vista and San Ysidro to
be operated by MTDB. This planned north-south
line would operate adjacent to the SR-125 align-
ment, and the planned light rail east-west line from
San Ysidro to Otay Mesa Border Crossing would
operate adjacent to Otay Mesa Road. An
intermodal transfer stationis planned to belocated
in East Otay Mesa at the intersection of the two
planned light rail lines near the ramp terminals of
State Routes 125/905.

Commercial land use is planned adjacent to the

light rail transfer station to encourage and facili-
tate transit-oriented development. In addition,
freeway ramps are designed to provide direct
access for buses and private vehiclesto the planned
light rail transfer station to further promote
intermodal access. MTDB has planned a concep-
tual local bus loop route to link the light rail/
regional bus transfer facility to the planned indus-
trial land uses in East Otay Mesa and the City's

"West Otay Mesa. No funding sources have been

identified or committed for the planned regional
bus, light rail lines, or the local bus loop service at
this time.

Freight Rail Service: Development of freight rail
service in the Specific Plan Area along Airway
Road connecting with existing rail service near the
San Ysidro Border Crossing is currently being
studied. There are no adopted plans to implement
such service. However, if a freight rail line along
Airway Road proves feasible, the development of
such service should be encouraged. It should be
pointed out that implementation of a freight rail
line would require additional right-of-way which
may necessitate an amendment to the Specific
Plan to define land reservation or dedication
requirements. At this time, it is anticipated that
future freight rail service in Otay Mesa would be
developed independently of planned light rail
transit service.

Bicycle Routes and Facilities and Pedestrian Cir-
culation: The Circulation Element allows bicycles
inmixed flow on all Circulation Elementroads. In
addition, it encourages MTDB to provide bike
lockers at the planned light rail transfer station.
Pedestrian circulation is encouraged by providing
sidewalks and attractive streetscape for all planned
roadways. Site planning to promote pedestrian
circulation is also strongly encouraged between
industrial and support commercial uses as well as

Executive Summary 7



within the regional commercial area in conjunc-
tion with the light rail transfer station.

Regional Transportation Management: The Spe-
cific Planrecommends that the County continue to
work with other agencies in the region to comply
with the San Diego County Regional Growth Man-
agement Strategy, Congestion Management Pro-
gram, and Air Quality Plan Transportation Control
Measures. Future businesses within East Otay
Mesa will be required to form, participate and
finance the Transportation System Management
(TSM) and Transportation Demand Management
(TDM) programs in compliance with the Regional
Transportation Demand Management Program and
the Public Facility Element of the County’s Gen-
eral Plan.

Transportation Monitoring Program: The Spe-
cific Plan proposes to establish a Traffic Monitor-
ing Program to maintain acceptable Levels of
Service on the road system. The Traffic Monitor-
ing Program will identify the impacts of develop-
ment until such time as the circulation network for
East Otay Mesa is fully developed. This program
will include bi-annual traffic counts on selected
facilities to ascertain the amount of traffic gener-
ated by specific types of development in East Otay
Mesa, allowing for determining the need to modify
the circulation network.

Other Regional Circulation Considerations: There
are several major projects in the region that could
affect the Circulation Element for East Otay Mesa.
The most significant project includes: a potential
additional international border crossing in East
Otay Mesa, east of the existing Otay Mesa Interna-
tional Border Crossing; and the possible extension
of SR-905 freeway to serve the proposed future
border crossing.

8 East Otay Mesa Specific Plan

Urban Design

The area-wide design concept for East Otay Mesa
is to create a high quality industrial and business
district surrounded by the natural land forms of the
San Ysidro Mountains and Otay River Valley.
The uniqueness of the natural setting and the
proposed special design elements of the Specific
Plan can serve to create a distinctive and urban
image for the future industrial and commercial
development in East Otay Mesa.

A distinctive public streetscape design is a key
design element in achieving a high quality urban
design vision for East Otay Mesa. A Streetscape
Plan has been formulated for each type of road,
specifying a softscape median, street trees in the
public parkway right-of-way, and 25- to 35-foot
deep landscape setbacks adjacent to the parkway
on private property to be improved by fronting
property owners. A special paint color for street
lights and a customized street blade sign design
are also proposed.

The other important component in achieving the
desired urban design vision is high quality site
planning and building design for each private
development. In order to achieve this objective,
the industrial and commercial districts of East
Otay Mesa Specific Plan Area are subject to
Community Design Review Area Regulations and
are given a “B” Designator pursuant the Zoning
Ordinance. Customized Site Planning and Design
Guidelines have been prepared in a separate docu-
ment which are to serve as the basis for imple-
menting the designreview process by County staff
and the proposed Community Design Review
Board. The Specific Plan also encourages the
provision of other amenities, such as public art, to
further enhance theimage and marketability of the
Specific Plan Area.



Public Facilities

The Specific Plan proposes a comprehensive plan
of infrastructure and public facilities to serve
planned development. All of the facilities will be
financed by the property owners except where
otherwise stated.

Water: Otay Water District has indicated that
there is sufficient existing and planned transmis-
sion capacity and water storage to accommodate
all future development in East Otay Mesa.

Wastewater Collection and Treatment: In the
short-term, the County has negotiated the acquisi-
tion of a 1.0 million gallon per day, (mgd) capacity
of San Diego Metropolitan Sewage System (Metro)
treatment capacity from National City. This ca-
pacity is currently being held by the Spring Valley
Sanitation District. AnEast Otay Mesa Sanitation
District will be formed to transfer this capacity to
the Specific Plan Area from Spring Valley. This
capacity is adequate to serve 500 gross acres of
industrial/commercial development. Ultimately,
East Otay Mesa would be served either by Metro or
by an on-site treatment facility. At this time,
connection to Metro is being proposed, and on-site
wastewater treatment facility is considered as an
alternative. However, the final determination of
the ultimate treatment alternative will be based on
cost, financing and the timing of available capac-

ity.

Reclaimed Water: The projected demand for re-
claimed water for this area would be provided from
a future Otay Valley Treatment Plant as part of the
Metro system; or alternatively from an on-site
wastewater treatment facility. Otay Water District
would be the responsible purveyor of reclaimed
water.

Storm Water Drainage: In order to accommodate
planned development and to ensure historical flow

rates are not exceeded at the City of San Diego
jurisdiction limits and the United States/Mexico
border, a comprehensive Flood Control Master
Plan for the East Otay Mesa Specific Plan Area
has been prepared. In the northern watershed
region, storm water can drain to the Otay River
Valley without detention. On-site storm water
detention facilities are planned for the smaller
sub-watershed regions that drain toward the City
of San Diego. Regional detention facilities are
also planned for the larger southern sub-water-
shed region that also drain to Mexico.

Dry Utilities: Electrical power and natural gas are
provided by San Diego Gas and Electric Com-
pany. Telephone service is provided by Pacific
Bell. Existing service connection points, which
currently terminate at the western boundary of the
Specific Plan Area, can be extended to serve
planned development. No off-site capacity con-
straints are identified by service providers.

Fire Protection and Emergency Medical Services:
The Rural Fire Protection District of San Diego
County is the responsible agency providing these
services in East Otay Mesa. Annexation of a
westerly portion of the Specific Plan Area into the
Fire Protection District is required. A proposed
fire station may be located on a site whichhasbeen
dedicated for that purpose at Alta and Otay Mesa
Roads. Alternatively, consideration has been
given to developing a joint operating agreement
with the City of San Diego to provide fire protec-
tion and/or emergency medical service from a
planned City fire station at Brown Field if feasible.
A plan for providing fire protection facilities and
services, including establishment of funding
mechanisms, must be in place before any Final
Maps are recorded.

Law Enforcement: The County Sheriff’s Depart-
ment currently provides law enforcement service
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in East Otay Mesa. The Sheriff’s Department has
indicated a desire to locate a new sheriff’s substa-
tion in East Otay Mesa prior to any significant
level of development. Adequate space exists to
accommodate the sheriff’s substation on the fire
station site at Alta and Otay Mesa Roads. Financ-
ing for 1aw enforcement facilities and service are
based on Countywide policies.

Child Care: Modernindustrial andbusiness parks
are providing child care services as an amenity to
attract and retain tenants. Data provided by the
County Child Care Coordinator indicates that
there may be a demand for child care services for
up to 150 children in East Otay Mesa at full
buildout, depending on the child care needs of the
future daytime population in the area. In order to
accommodate this demand, child care facilities
are allowed to be located in the planned regional
and district commercial areas. Locating a child
care facility in the proximity of public transit
services is highly encouraged.

Solid Waste: Solid waste will be collected by
private operators under permit from the County.
All businesses in East Otay Mesa would be re-
quired to abide by all applicable County ordi-
nances requiring recycling of certain materials.
The County is conducting environmental review
of three candidate sites, one of which is in East
Otay Mesa, for a future solid waste disposal facil-
ity to serve the South County area. In the event
that none of the sites proves feasible, there may not
be adequate capacity to support future develop-
ment in the South County area.

Hazardous Materials: The County Department
of Health Services regulates and inspects the stor-
age and handling of hazardous materials. The
Hazardous Incident Response Team (HIRT) will
provide highly trained teams of hazardous materi-
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als experts to serve future development in East
Otay Mesa.

Facility Phasing, Financing,
and Implementation

The Specific Plan proposes that public facilities in
East Otay Mesa be phased non-geographically
and financed through the equitable participation
of all benefiting property owners.

Phasing: Based on extensive analysis, it is deter-
mined that the first phase of public facilities in
East Otay Mesa support approximately 500 gross
acres of future development. A key factor in this
determination is the 1.0 million gallons per day
(mgd) threshold of wastewater treatment capacity
available from Metro which the County acquired
via the National City agreement.

The capital improvements that are recommended
by the Plan to be included as part of phase one, to
be financed by the property owners, include:

. Fair share contribution to off-site road im-
provements, as part of a regional financ-

ing strategy

. Acquisition of Metro wastewater treatment
capacity

. On-siteroad andinfrastructureimprovements
to serve the affected properties

. Establishment of funding mechanisms for
fire services and facilities

Financing: The preferred strategy for financing
backbone or area-wide capital facilities is to: (1)
for phase one improvements, use land secured
public debt instruments; e.g., Assessment Act
proceedings; and (2) for subsequent phases of
improvements; utilize a combination of impact
fees, reimbursement agreements, additional land
secured public debt financing instruments, and/or



revenue bonds. However, conditions of develop-
ment approval will be placed onindividual parcels
that require public facilities and services be built
only to the extent needed to serve its demand. In
cases where oversizing is needed for future de-
mand, the County will consider reimbursement
agreements.

Operation and maintenance costs of these facili-
ties will be financed in several ways: (1) through
the County General Fund, (2) by user fees from
established utility service providers, (3) by taxes
or assessments established by a County Service
Areaor Local Improvement District (see Glossary
for definition), and/or (4) by user fees and benefit
fees established by Special Districts to augment
their general operating budgets for specific ser-
vices.

Implementation: The property owners have the
primary responsibility of implementing the re-
quired on-site infrastructure and public facility
improvements. Implementation will include for-
mation of a Local Improvement District(s), Fee
Districts, and Special Districts (e.g., the Sanita-
tion District).

To implement regional facilities, such as roads,
where other jurisdictions will benefit from the
required improvements, it is recommended that
the County enter into joint powers agreements
and/or other similar methods with the benefiting
jurisdictions (City of San Diego and City of Chula
Vista) to equitably finance these regional facili-
ties. Conditions on individual project approval
may be required, to the extent necessary to ensure
the provision of adequate facilities and services.

In order to administer the development of the East
Otay Mesa District, it is also recommended that

the County and property owners consider forming
aLocal Development Corporation (LDC) for East
Otay Mesa or other suitable entity capable of
coordinating development activities in East Otay
Mesa. The LDC would be a nonprofit corporation
that could assume certain responsibilities subject
to the Board of Supervisors' approval, such as
review and update of the Facility Phasing and
Financing Plan coordination, marketing and other
economic development services.

Schedule: East Otay Mesa Specific Plan Area is
scheduled to permit development contingent upon
construction of off-site road improvements antici-
pated to occur by 1998.
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0.4  Regulatory

Provisions and
Design Guidelines

Development Review Process

There are up to four steps in the development
review process for all projects in East Otay Mesa:
(1) The Subdivision Ordinance mandates areview
ofland division to result in an approved Tentative
Map and Final Map; (2) Special Area Designators
require a Site Plan review in conformity with the
Site Planning and Design Guidelines and/or Re-
source Conservation Plan that result in an ap-
proved Site Plan; (3) Building Review includes a
plan check of construction documents to comply
with adopted codes and ordinances; and (4) Cer-
tain projects require a Zoning Review Process
(administrative permit, minor use permit or major
use permit) for land uses that are not “permitted-
as-of-right” in the Land Use Regulations of the
Specific Plan. All four types of permit applica-
tions may be processed either concurrently or
separately. The review process for each type of
permit is briefly described below.

Subdivision Map Review Process: Tentative sub-
division map, tentative parcel map, and parcel
map waiver applications will meet requirements
of State and County law and must be consistent
with the Specific Plan.

Site Plan Permit Review Process: All develop-
ment including clearing and grading in an area
with a "G" Designator requires a Site Plan review
pursuant to the Sensitive Resource Area Regula-
tions of the Zoning Ordinance to determine con-
sistency with an approved Resource Conservation
Plan. Also, all projects within planned industrial
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and commercial areas have a “B” Designator and
require a Site Planreview pursuant to the Commu-
nity Design Review Regulations of the Zoning
Ordinance. Proposals are reviewed for consis-
tency with the Specific Plan and Site Planning and
Design Guidelines.

Building Review Process: All projects that re-
quire a Building or other permit in the County of
San Diego are subject to all applicable codes and
ordinances.

Zoning Review Process: Theland use regulations
of the Specific Plan allow certain uses only by
Administrative, Minor, or Major Use Permit.

Development Regulations

Several types of development regulations and
guidelines have been prepared as part of the Spe-
cific Plan to guide development in East Otay
Mesa. The narrative below describes each type of
regulation or guidelines.

Subdivision Regulations: Standards are estab-
lished for minimum lot size and lot dimensions,
and Design Guidelines address issues related to
site planning. The Specific Plan also requires that
issuesrelated to sensitive environmental resources
be resolved during the subdivision process.

Land Use Regulations: For each land use, the
Specific Plan specifies permitted uses, permitted
uses subject to limitations, and uses subject to an
administrative, minor or major use permit.

Sensitive Resource Area Regulations (“G” Des-
ignator): All parcels that have steep slopes and/or
maximum to high biological resource sensitivity
(as identified by the Environmental Resources
and Constraints Study and the potential vernal
pool habitat identified during the preparation of



the EIR) are given a "G" Designator and are
subject to the Sensitive Resource Area Regula-
tions of the Zoning Ordinance. Any development,
including clearing and grading, requires that there
be a detailed Site Plan review process to ensure
that the proposed project will avoid and/or miti-
gate any impacts on environmentally sensitive
lands. Potential impacts to environmentally sen-
sitive lands will be mitigated prior to approval of
any discretionary permits. Encroachments into
steep slopes (greater than 15%), unique vegeta-
tion communities or habitats of rare or endangered
species of plants or animals shall be avoided.

In addition, an approved Resource Conservation
Plan is required prior to any development includ-
ing clearing and grading for parcels with a "G"
Designator. The purpose of the Resource Conser-
vation Plan is for the property owner to prepare
mitigation strategies to mitigate impacts to habitat
and endangered species on their site acceptable to
the County and, if required, appropriate State and
Federal wildlife agencies.

Community Design Review Area Regulations(“B”
Designator) and Site Planning and Design Guide-
lines: All areas planned for industrial and com-
mercial land use in the East Otay Mesa Specific
Plan Area are given a "B" Designator and are
subject to the Community Design Review Area
Regulations of the Zoning Ordinance.

The East Otay Mesa Site Planning and Design
Guidelines, under separate cover, herein referred
to as "Design Guidelines," serve as the criteria for
the Site Planreview and other discretionary project
reviews to be conducted by County staff and the
Community Design Review Board. The main
goal of the Design Guidelines is to create an
industrial and business district that has a strong
identity and is a place of distinction and quality.

The Design Guidelines cover the following site
planning issues: grading; circulation, parking and
loading; structures; landscaping; fencing and
screening; signage; lighting; and public utility
structures. The building design guidelines ad-
dress features such as: building form and massing;
elevationtreatment; elevation materials; entrances,
windows, and doors; roofs; and climatic consider-
ations.

Development Standards: For each land use, stan-
dards are established for density orintensity, build-
ing height and coverage. Special detailed stan-
dards, unique to East Otay Mesa, are established
for building setbacks, usable open space and park-
ing.
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1.1  Overview of the East
Otay Mesa Specific
Plan

The East Otay Mesa Specific Plan sets forth a
comprehensive and far-sighted vision for the de-
velopment of East Otay Mesa as a modern indus-
trial and business district. The planning intent of
the Specific Plan is to implement the policies of
the San Diego County General Plan and the Otay
Subregional Plan. The goals, policies and pro-
grams in this document promote orderly land use
development; protect the environment; and pro-
vide standards and thresholds for providing ad-
equate public facilities, infrastructure, and ameni-
ties consistent with future development demand.

This Specific Plan document is organized into
four general chapters. Chapter 1 is the introduc-
tion to the Specific Plan. It describes the site
context, history, and planning process of the Study
Area.

Chapter 2 describes the elements of the East Otay
Mesa Specific Plan, which include:

. Land Use

. Conservation/Open Space

. Circulation

. Urban Design

. Public Facilities

. Facility Phasing, Financing Strategy, and
Implementation

CHAPTER ONE

Introduction

Each element includes: a goal statement, narra-
tive discussion, map, policies, and specific imple-
mentation strategies.

Chapter 3 describes the regulatory provisions of
the plan, including the development review pro-
cess, the allowable uses, and specific develop-
ment standards.

In addition to the Specific Plan document, there
are several other supporting technical documents
which have been prepared as part of the Specific
Plan process. These documents include:

. Industrial Market Study

. Environmental Resources and Constraints
Study

. Circulation Element Technical Report

. Comprehensive Flood Control Master Plan
( to be adopted by resolution)

. Water, Sewer and Reclamation Master Fa-
cilities Plan Technical Report

. Conceptual Infrastructure Improvement
Plans and Cost Estimates for Backbone
Infrastructure and Public Facilities

. Environmental Impact Report

. Development Information Manual (a non-
adopted informational guide for property
owners planning to develop in East Otay
Mesa Specific Plan Area).
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1.2  Planning Area 1.2.2 Site Characteristics
Description |

1.2.1 Location

The major physiographic feature of the Specific
Plan Area is the generally level terrain of Otay
Mesa. This mesa is one of a series of marine wave-
The East Otay Mesa Specific Plan Area encom- cut terraces, typical of the San Diego region. Two
passes approximately 3,300 acres of land in the major canyons, O’Neal and Johnson, have been
southwestern portion of unincorporated San Di- deeply cut into the northern edge of the Mesa and
ego County. The Specific Plan Area is part of the drain northwesterly into the Otay River. The Otay
approximately 5,700 acre County Service Area Valley, at the northerly portion of the Specific
(CSA) Number 122. Figure 1-3, Regional Loca- Plan Area, contains at its center the relatively flat
tion Map, indicates the regional location of the Otay River floodplain. The topography to the east
Specific Plan Area in San Diego County. It is of the Mesa is characterized by low, gently rolling
about 18 miles southeast of downtown San Diego, hills which gradually transform into the deep
9 miles from downtown Chula Vista, and 12 miles slopes of the San Ysidro Mountains.

from downtown Tijuana.
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1.2.3 History

Throughout its history, Otay Mesa has been used
for agriculture. Its ideal coastal climate, free of
hail and frost as well as rich agricultural soil, has
historically made Otay Mesa a desirable area to
raise crops. Most of the early development of the
Mesa occurred in the City portion of Otay Mesa.
In 1889, the first industrial building was built, but
by 1934 it was torn down and farming remained
the primary land use activity on the Mesa.

In the 1960’s the Otay Mesa Property Owners
Association was formed and the City portion of
the Mesa began a process of land use change.
Property owners desired to change the land use
from agricultural to industrial and commercial
due to the high cost of water and labor. Relatively
low land cost and affordable labor supply and
favorable tariffs in Mexico attracted manufactur-
ing operations to the Mesa.

With the growth of the Mexican government’s
Magquiladora or Twin Plant Program in the early
1980’s, a more significant demand for industrial
land was created in the U.S. to accommodate
distribution and warehousing of products manu-
factured in Mexico. The opening of the Otay Mesa
Border Crossing and improvement of Otay Mesa
Road and portions of State Route 905 in the mid-
1980’s further enhanced development opportuni-
ties in the area. Industrial uses expanded rapidly
in the City portion of the Mesa, and there was a
desire on the part of the County property owners
to plan the East Otay Mesa for future develop-
ment.

1.2.4 Surrounding Land
Uses

Existing and planned land uses as well as major
natural and man made features surrounding the
site are shown in Figure 1-4, Surrounding Land
Use Map. The site is located between Otay River
Valley to the north, the international border with
Mexico to the south, the San Ysidro Mountains to
the east, and the City of San Diego’s Otay Mesa
Community Plan Area to the west.

East Otay Mesa is at the southern edge of develop-
ment in San Diego County. To the west is the
12,505-acre City of San Diego’s Otay Mesa Com-
munity Plan Area. This Community Plan Area is
predominantly planned for industrial and residen-
tial use. Planned industrial and commercial uses
in the Community Plan Area total 4,300 acres.

Commercial uses are also planned near SR-905
interchanges. In the City’s portion of the Mesa, a
total of 3.1 million square feet of industrial and
commercial space has been developed as of 1991.
Tentative and final maps have been approved for
industrial and commercial uses for approximately
56 percent of the area as of 1991. Upon approval
of current tentative maps in process, almost 70
percent of City’s West Otay Mesa will be mapped.

The City’s Otay Mesa Community Plan also pro-
poses residential uses on approximately 5,800
acres. This is to accommodate 46,000 residents in
18,000 dwelling units west of the planned indus-
trial district.

The City of Tijuana adjoins the southern edge of
East Otay Mesa. This area (south of the Specific
Plan Area) has been developed or planned for
industrial andresidential uses. Tijuana’sRodriguez
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International Airportislocated approximately one
mile southwest of the site.

To the immediate north of the site is the existing
750-acre Donovan State Correctional Facility,
operated by the State of California Department of
Corrections, located on a mesa between O’Neal
and Johnson Canyons. Onthe mesanorthof O’Neal
Canyonis the 523-acre site of the County’s George
F. Bailey Detention Facility. Further north is the
Otay River Valley where a regional open space
park is being planned. A multi-jurisdictional
planning effort is underway to create a regional
park within the Otay River Valley.

Most of the area north of the Otay River Valley is
currently vacant. A 23,297-acre “new town” is
planned in this area known as “Otay Ranch.”
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1.2.5 Ownership Patterns

Ownership patterns in the East Otay Mesa study
area are shown in the Appendix 1, Ownership
Map. There are 67 recorded parcels in the study
area, owned by 34 separate landowners. Land-
owners’ names and size of 1and holdings are listed
in Appendix 1.

It should be noted, a major off-road easement in
the Study Area is the 120-foot-wide San Diego
Gas and Electric 230 KV transmission line. This
easement, indicated on the Ownership Map in
Appendix 1, islocated in the eastern portion of the
Study Area and trends northwesterly to southeast-
erly.
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1.2.6 Current
Development Activity

There is a modest amount of development ac-
tivity within the East Otay Mesa Specific Plan
Area. Figure 1-5, Development Activity within
the Specific Plan Area, indicates existing and
proposed development. A major use permit
P88-020)-was-issued in 1988 for the Bradley
Auto Auction Storage Pool (currently Robertson
Leasing Corporation), on a 38-acre site at the
southwest corner of Otay Mesa Road and Alta
Road. The interim use facility is currently
operational, though the permit establishes a 5
year time limit for the use, which is renewable
at the discretion of the County. The applicant
has filed a modification to the use permit to
intensify the use and extend the time limit.

There is also an approved Major Use Permit for
the 426-acre American International Raceway,
located at the base of the foothills on the eastern
side of the Study Area (P85-015W). Though
not yet constructed, the raceway is approved as
a facility for 70,000 spectators, and includes an
800-vehicle overnight campground. It is con-
sidered an interim use since the use permit has
a 20 year permit life.

A landfill facility is also being considered on a
400-450 acre hillside site partially overlapping
on a portion of the Specific Plan Area, within
the Major Use Permit area of the American
International Raceway site. This site is one of
three alternative sites under consideration for a
future regional landfill facility currently under
environmental review.

1.3  Planning Process

1.3.1 Specific Plan Area
Designation

In 1984, the County amended the Otay Subregional
Plan, which is part of the Land Use Element of the
San Diego County General Plan (GPA 84-02), to

- -designate the area for future industrial 1and use. In

addition, the Regional Land Use Element designates
Otay Mesa as a Special Study Area. The Otay
Subregional Plan designated 2,730 acres (83 per-
cent) of the East Otay Mesa area as predominantly
(16) General Industrial, withindustrial development
not permitted in areas of 25 percent slope or greater.
The hillside areas of 25 percent slope or greater were
designated as (17) Estate Residential (421 acres) and
(18) Mutltiple Rural Use (92 acres). The Estate
Residential allowed one dwelling unit per 2 or 4
acres depending on the slope, and the Multiple Rural
Use allowed one dwelling unit per 4, 8 or 20 acres
depending onthe slope. The Plan also designated S8
acres as an Impact Sensitive Area.

The Otay Subregional Plan was amended December
19, 1990 (GPA 90-04), to designate East Otay Mesa
asa(21) Specific Plan Area (SPA) and incorporated
East Otay Mesa Specific Plan Guidelines. The SPA
wasrezonedto S88 District-Specific Plan Use Regu-
lations with an overall residential density of 0.34.
Thereafter, the County, inresponse to arequest from
the property owners, proceeded to initiate the East
Otay Mesa Specific Plan process, in April, 1991.

A proposed General Plan Amendment will be pro-
cessed concurrently with the adoption of the Spe-
cificPlan. The GPA will changetheroad alignments
shown on the Circulation Element and the land uses
identified on the Otay Subregional Plan to conform
with the adopted land uses of the East Otay Mesa
Specific Plan. In addition, it will amend the Rec-
reation Element to allow mandatory trail dedica-
tion.
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1.3.2 Development of the
Specific Plan

Development of the East Otay Mesa Specific Plan
involved a multi-phase process with extensive
property owner and public agency participation.
The following is a description of the planning
process which led to this proposal. The first phase
included an extensive data collection and analysis
of 1and use, environmental, public facility, trans-
portation and infrastructure factors.

Environmental Resources and
Constraints Study

Early in the planning process, an Environmental
Resources and Constraints Study was prepared.
Selected environmental data were synthesized to
produce a constraints map for planning purposes.
Figure 1-6, Resource Constraints Map illustrates
the areas of high constraint, moderate constraint,
and no to low constraint. The criteria used in
preparing this map are summarized below.

Floodplain
Inside floodplain = High constraint
Outside floodplain = No constraint

Biologic

Maximum or high biological constraint = High con-
straint

Moderate biological constraint = Moderate con-
straint

Low biological constraint = No to Low constraint
Not sensitive = No to Low constraint

Slope

0 - 15 percent slope = No to Low constraint
15 - 25 percent slope = Moderate constraint
25+ percent slope = High constraint

During the preparation of the EIR, potential vernal
pool habitat was identified near the international
border. Areas withhigh biological constraint and
potential vernal pool habitat are indicated on the
Sensitive Resources Area, “G” Designator Map at
Figure 3-33.

Cultural resources information was not included
as a constraint synthesis because significance of
sites can only be determined with an on-site test-
ing program. However, there are some significant
cultural resources in the Specific Plan Area, and
some property owners have completed on-site
testing. A list of those properties that have re-
ceivedaprior archaeological clearanceisincluded
in Appendix 2.

Market Study

An Industrial Market Study was conducted at the
outset of the planning process (September 17,
1991). The purpose of this Study was to determine
the market demand for industrial development in
East Otay Mesa, especially related to competitive
development in the City portion of the Mesa and
elsewhere in the County, especially the South
Bay.

Market Area: The Comparative Market Area for
East Otay Mesa includes the major population
centers of southwest San Diego County. This
Comparative Market Area extends approximately
15 miles north of the subject site and is referred to
as the South Bay/Otay Mesa Market Area. At the
time of the Study, in 1991, the market area con-
tained atotal of 13 million square feet of industrial
space with a vacancy of 9.8 percent and had an
annual absorption rate of about 1.2 million square
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feet during the previous five years. The South
Bay/Otay Mesa market area is not ahomogeneous
one, with a sharp distinction between industrial
uses in Otay Mesa versus the rest of the Market
Area. Infact, 97 percent of industrial uses in Otay
Mesa are directly related to trade with Mexico,
whereas the other parts of the market area reflect
a much broader base of industrial users.

Market Area Industrial Land Supply: According
to San Diego Association of Governments
(SANDAG), the South Bay/Otay Mesa Market
Areacontained 6,100 acres of vacant, developable
land designated for industrial development, as of
1988. The regional planning agency, SANDAG,
also determined that 88 percent of this industrial
land islocated south of Otay Valley Road and thus
is in the immediate vicinity of East Otay Mesa.
The other 12 percent of vacant, developable in-
dustrial land is scattered in other sections of the
Market Area.

Study Area Absorption Projections: Most of the
industrial development in East Otay Mesa is pro-
jected to be distribution and warehouse uses re-
lated to the Mexican government’s Maquiladora
manufacturing program. The price of raw land in
East Otay Mesa is less expensive than other com-
parable industrial areas, and thus is very competi-
tive.

The Market Study presented two possible sce-
narios for development in East Otay Mesa. In
Scenario 1, East Otay Mesa is not developed until
after all of the City of San Diego’s West Otay
Mesa is built out. In this scenario, absorption in
East Otay Mesa would begin in the year 2007. In
Scenario 2, East Otay Mesa captures 40 percent of
total industrial demand for all of the combined
City and County industrial districts of Otay Mesa,
starting in 1995. By the year 2001, East Otay
Mesa is projected to absorb 400 net acres of

development. In both scenarios, the City’s West
Otay Mesa and East Otay Mesa are projected to be
built out by 2015. The implementation of the
future additional border crossing in East Otay
Mesa may also accelerate industrial absorption in
this area.

Development of the Preferred
Plan

The second phase of the planning process in-
volved the in depth exploration of several alterna-
tive land use, conservation, circulation and infra-
structure concepts. During this phase, there was
extensive consultation with property owners and
numerous public agencies with jurisdiction over
facilities and resources in East Otay Mesato arrive
at a consensus plan. In addition, there has been a
meeting with the City of Tijuana Planning offi-
cials where alternative concepts were presented.
A conceptual Preferred Land Use and Circulation
Plan was supported by the property owners early
in the second phase. However, final consensus
required 17 drafts and numerous subsequent meet-
ings with a committee of the property owners and
affected public agencies. A consensus Preferred
Plan responding to all the input was agreed upon
by property owners and staff in December 1992.
This Specific Planrepresents the third phase of the
work program.
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This chapter presents the goals, policies, and
implementation strategies for elements of the East
Otay Mesa Specific Plan: land use; conservation/
open space; circulation; urban design; public
facilities; and phasing, financing and implemen-
tation. The plan elements were developed based
on extensive research and analysis of each topic,

as well as detailed review of County policies and
procedures. Background reports were prepared
for each element and are available at the County
Department of Planning and Land Use (DPLU).

In combination, the plan elements articulate the
vision for the ultimate buildout of East Otay Mesa
as a high quality international industrial and
business center.

CHAPTER TWO

Plan Elements

2.1 Land Use Element

GOAL:

Promote a well-organized international indus-
trial and business district in East Otay Mesa to
attract and accommodate forecasted growth.

East Otay Mesa is the unincorporated County’s
largest industrial area. Otay Mesa contains large,
level, relatively inexpensive land located near a
large, affordable labor pool and moderately priced
housing; all of which make it highly suitable for
large scale industrial development. Moreover, its
prominent location along the Mexican border
makes it a prime location for industrial use, spe-
cifically warehouse and distribution uses associ-
ated with manufacturing activity in Mexico as part
of the Mexican government’s Maquiladora Pro-
gram. This position will be further strengthened
based on the approval of the North American Free
Trade Agreement (NAFTA).

The intent of the East Otay Mesa Specific Plan is
to promote the development of the area into a
comprehensive industrial and business district
with a variety of sites for different uses. In order
to create a relatively balanced, comprehensive
industrial district with appropriate services, com-
mercial uses are also incorporated in the land use
plan. Commercial uses are divided into three
types: regional, district, and support commercial.
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Table 2-1
Planned Land Use Tabulation

Land Use

Mixed Industrial
Commercial
Regional Commercial
District Commercial
‘Public
Fire & Sheriff
MTDB Station
Residential
Hillside
SR-125 and MTDB Station
Rights-of-Way

Total Gross Acres

The hillside area on the eastern and northern
boundaries of East Otay Mesa is designated for
very low density residential uses, due to the exist-
ence of steep slopes and/or sensitive biological
resources in this area. Industrial and commercial
land use is planned for the flat developable areas.

Figure 2-7,Land Use Plan, and Table 2-1, Planned
Land Use Tabulation, indicate the location and the
amount of planned land uses. The Land Use
Element describes the overall program and pattern
of development to accommodate the forecasted
growth in this area. Land uses proposed in this
Specific Plan are consistent with the goals and
policies of the Regional Land Use Element and
Otay Subregional Plan of the County’s General
Plan.
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Acres (Gross)
2,372.00

129.63
24.39

1.79
4.92

740.95
26.44

3,300.12

2.1.1 Mixed Industrial

Land Use

The Specific Land Use Element designates ap-
proximately 2,372 gross acres of 1and in the East
Otay Mesa Specific Plan Area for Mixed Indus-
trial uses. This constitutes approximately 70 per-
cent of the entire area within the East Otay Mesa
Study Area of County Service Area (CSA 122).
This land use designation is consistent with the
Otay Subregional Plan policy that calls for Mixed
Industrial uses as the appropriate land use for this
area.

The planned Mixed Industrial land uses are in-
tended primarily for accommodating wholesale
storage and distribution, research services, and
general industrial uses. General industrial land
use is defined as industrial plants primarily en-
gaged in manufacturing, compounding, process-
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ing, assembling, packaging, treatment or fabrica-
tion of materials and products. Many other com-
patible commercial types of uses such as construc-
tion sales and services, automotive and equipment
uses, and custom manufacturing are also permit-
ted.

Forecasted Demand for Mixed
Industrial Uses

An Industrial Market Study prepared early in the
planning process projected industrial 1and absorp-
tion rates for development under two scenarios.
These projections are preliminary and the Specific
Planhasbeen designed to be flexible to accommo-
date almost any rate of development.

The Specific Plan recognizes that a significant
portion of the planned industrial uses in Otay
Mesa will be directly linked to trade with Mexico.
The growth of the Maquiladora or Twin-Plant
Program and the potential positive impact of the
NAFTA inthe future has increased the anticipated
demand of large industrial parcels to locate distri-
bution and warehouse facilities, for the purposes
of exporting raw materials and importing finished
goods manufactured in Mexico at favorable tariffs
and labor rates. The advent of the Otay Mesa
Border Crossing in the mid-1980’s has been a
positive factor in enhancing industrial and com-
mercial development opportunities on the Mesa,
particularly since truck traffic is able to move
easily between the Twin-Plants on either side of
the international border without having to use the
congested San Ysidro Border Crossing.

28 East Otay Mesa Specific Plan

Advanced Technology Uses

The Specific Plan Land Use Element encourages
diversification of planned mixed industrial uses to
allow for advanced technology land uses in the
East Otay Mesa. Given the presence of the Uni-
versity of California at San Diego (UCSD) and
other research institutes, as well as a diverse
representation of research and development in-
dustries in the San Diego Region, East Otay Mesa
is considered an ideal location for advanced tech-
nology testing and manufacturing.

The Specific Plan Land Use Element incorporates
provisions to accommodate the Recycling Market
DevelopmentZone (RMDZ) as part of the planned
industrial 1and uses. The RMDZ provides incen-
tives for businesses that manufacture recycled
products in the San Diego region to locate in this
area. The San Diego RMDZ was established by
the City and the County of San Diego, the Otay
Mesa Chamber of Commerce, and the San Diego
Economic Development Corporation, in coopera-
tion with the California Integrated Waste Man-
agement Board.

Mixed Industrial Land Use
Policy

Policy LU-1: Accommodate the forecasted mixed
industrial uses in East Otay Mesa.

Implementation: The Zoning Map and regula-
tory section of the Specific Plan accommodate
forecasted mixed industrial development in East
Otay Mesa including advanced technology and
recycling land uses.



2.1.2 Commercial Land
Use

The Land Use Element of the Specific Plan desig-
nates 154 gross acres for Regional and District
commercial uses in the East Otay Mesa area. In
addition, Support Commercial is allowed within
the Mixed Industrial District with limitation as
“described herein.

Regional Commercial

The approximately 130 gross acre Regional Com-
mercial Land Use Area serves a trade area of
approximately 3 to 5 miles. Typical tenants for the
planned regional commercial land use could in-
cludelargeretail stores, warehouse-type, and other
compatible retail uses. The location for the Re-
gional Commercial Area is based on proximity to
planned freeways and the planned transit station.

The Regional Commercial land use area is to be
planned to facilitate transit-oriented development
benefiting from the transit opportunities afforded
by the planned light rail and bus transfer station.
In order to take full advantage of these opportuni-
ties, the uses which generate the most pedestrian
activity are encouraged to be located nearest to the
transit station, on the western side of the SR-125
tollway. This includes small to medium size retail
uses, eating establishments, child care facilities,
health clubs, etc.

District Commercial

The approximately 24 gross acre District Com-
mercial land use area is planned to serve the
industrial work force in East Otay Mesa, within a
trade area of approximately 1-1/2 to 2 miles.
Typical tenants of the District Commercial 1and
use include a super drug store, smaller retail, and
eating establishments. The District Commercial

area is located to minimize trade area competition
with existing and planned retail uses.

Support Commercial

The Support Commercial 1and uses are planned to
serve the daily convenience needs of the industrial
work force in East Otay Mesa. They may be
incorporated within industrial structures or lo-
cated in a separate structure on the industrially
zoned land.

The Support Commercial development activity
may be clustered at intersections or located at the
interior of industrial developments, and shall be
located at least 1,000 feet away from the Regional
or District Commercial sites. The intent of this
regulation is to avoid strip commercial develop-
ment along the industrial park roads and encour-
age pedestrian activity.

Each industrial parcel is allowed a five percent
allocation of its gross acreage for support com-
mercial uses, and such allocation is transferable.
Parcels located within 1,000 feet of District or
Regional Commercial land uses may not locate
the Support Commercial on site, but may transfer
it to another parcel. The transfer of the Support
Commercial allocation from one parcel to another
shall be implemented by the County under a
procedure to be promulgated by the County. Once
the Support Commercial allocationhasbeen trans-
ferred from one parcel to another, the transferring
parcel shall no longer be eligible for Support
Commercial development.

Industrial Uses in
Commercially Zoned Property
Industrial uses are an allowable use in lands des-
ignated for Regional and District Commercial
uses. However, the proposed industrial develop-
ment in commercial areas must meet the
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following criteria to ensure a feasible future tran-
sition to commercial uses.

Parking: Adequate area shall be set aside for
additional parking required if and when the indus-
trial building is converted to commercial use. The
area set aside for the additional parking must be
located conveniently for future commercial users.

Building Entrances: Building entrances shall be
located such that they will be easily visible toretail
customers, and convenient for pedestrian and ve-
hicular access at the time the buildings are con-
verted to commercial use.

Site Plan: The Site Plan for the industrial devel-
opment in commercial areas shall meet all other
special criteria for commercial development de-
scribed below as well as the Design Guidelines
proposed by the Specific Plan.

Site Plan Coordination

Between Separate Commercial
Properties

Coordinated Circulation: Major site access points,
curb cut location, and parking lot 1ayouts shall be
coordinated with adjacent properties through the
Site Planreview process to facilitate vehicular and
pedestrian circulation throughout commercial
shopping areas. Curb cuts on collector road shall
also be coordinated with the planned curb cuts
across the street in an attempt to create four-way
intersections. Parking lot layouts shall be closely
coordinated with adjoining commercially zoned
properties to maximize ease of vehicular circula-
tion, through shared driveways and access, where
feasible.

Reciprocal Access Easements: Reciprocal access
easements are encouraged to be established with
all adjoining commercially zoned properties to
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allow for efficient circulation and parking be-
tween separate commercial properties, i.e., pedes-
trians and vehicles should be able to access adja-
cent commercial properties without exiting onto a
public street to re-enter an adjoining commercial
property where feasible.

Commercial Land Use Policies

Policy LU-2: Provide land uses that allow for a
range of commercial land uses in optimum loca-
tions to serve the retail needs of the future indus-
trial and highway users in East Otay Mesa.

Implementation: The Zoning Map and regula-
tory section of the Specific Plan establish specific
locations and development standards for Regional
and District Commercial land uses.

Policy LU-3: The Regional Commercial area
shall allow for transit-oriented land uses, encour-
aging pedestrian circulation.

Implementation: Compliance withthe policy for
transit-oriented development in the Specific Plan
Land Use Element shall be determined during the
Site Planreview process pursuant the Community
Design Review Area Regulations described in
Chapter 3.

Policy LU-4: Avoid strip commercial develop-
ment in the industrial area and promote pedes-
trian activity.

Implementation: There is a requirement to
separate Support Commercial development atleast
1,000 feet from Regional and District Commer-
cial areas. In addition, Support Commercial uses
are encouraged to be clustered at intersections or
located at the interior of industrial lots to avoid
strip commercial development. Support Com-
mercial development will be reviewed during the



Site Plan review process, with an emphasis on
pedestrian-friendly design and safe vehicle in-
gress and egress.

Policy LU-5: Industrial development in commer-
cially zoned areas must accommodate future tran-
sition to commercial use in a feasible manner.

Implementation: During the Site Plan review
process, plans for industrial development in areas
planned for commercial use will be reviewed for
compliance with the development standards and
the Community Design Review Area Regulations
described in Chapter 3 to insure that industrial
development in commercially zoned areas incor-
porates provisions for parking, architectural de-
sign, and site planning that are necessary to ac-
commodate planned commercial use.

Policy LU-6: Coordinate vehicular and pedes-
trian circulation between adjacent commercial
properties.

Implementation: During the Tentative Map and
the Site Plan review process, plans will be re-
viewed to ensure compliance with provisions of
coordinated circulation between adjacent com-
mercial properties, including appropriate recipro-
cal access easements and efficient parking layout
as set forth in the Land Use Element of the Specific
Plan.

2.1.3 Residential Land Use

The 741-acre hillside area at the eastern edge of
East Otay Mesa is proposed for very low density
Rural Residential land use. This area has steep
slopes and contains significant biological re-
sources. Because of the area’s rugged terrain and

the existence of biological values, this area is not
suitable for agricultural, commercial, or industrial
use.

Residential Land Use Policies

Policy LU-7: Designate very low density Rural
Residential development as the appropriate land
use in sensitive hillside areas in the East Otay
Mesa Specific Plan Area.

Implementation: The Zoning Map and regula-
tory section of the Specific Plan designate the
hillside areas for Rural Residential use at a density
of one dwelling unit per 20 gross acres. Rural
Residential areas with steep slopes and sensitive
biological resources are given a "G" Designator
and are subject to the Sensitive Resource Area
Regulations of the Zoning Ordinance which re-
quire a Site Plan Review Process. These areas
require a Resource Conservation Plan approved
by the County prior to any development including
clearing or grading.

The Specific Plan promotes the clustering of dwell-
ing units to protect sensitive environmental re-
sources, consistent with Regional Land Use Ele-
ment Policies 1.3, 1.4 and 1.55. Also, in order to
conserve the natural and visual resources of these
hillsides, development in Rural Residential areas
will be preceded by detailed environmental re-
view prior to approval of any discretionary per-
mits.

2.1.4 Interim Uses

Development of East Otay Mesa is expected to
occur over an extended period of time. The
County recognizes that agricultural uses, vehicu-
lar storage, and other temporary uses are appropri-
ate interim uses in this area, provided that impacts
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to planned industrial and commercial uses are
evaluated pursuant to the Community Design Re-
view Area Regulations.

Interim Use Policy

Policy LU-9: Provide for interim land uses that
are compatible with the planned industrial and
commercial land uses.

Implementation: The land use regulations of the
Specific Plan allow interim uses by Major Use
Permit, such as, but not limited to, agricultural and
vehicular storage, construction equipment yards,
building material storage yards, and nurseries.
Such uses shall be limited to a maximum initial
interim period of 5 years unless a finding is made
that the proposed use has an overriding significant
economic benefit to the region. Time extensions
for additional 5 year periods may be permitted.
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2.2 Conservation and

Open Space Element

GOAL:

Promote the conservation of open space to pre-
serve environmental resources and provide recre-
ational opportunities for the industrial work force
and surrounding community residents.

East Otay Mesa Specific Plan Area is locatedin a
special natural setting, at the edge of urbanization.
This area is defined by the steep slopes of its
eastern and northern perimeters. The steep slope
area at the eastern perimeter provides a natural
backdrop to the future industrial development in
the flatter mesa and also contains an environmen-
tally sensitive resource area that supports rare,
endangered and threatened species of animal and
plantlife. On the northern perimeter of East Otay
Mesaare Johnson and O'Neal Canyons, two deeply
incised canyons with steep slopes that connect the
Specific Plan Area to the Otay River Valley.

Figure 2-8, Conservation Plan, delineates the ar-
eas of steep slopes and biologically sensitive re-
sources which are to be protected and conserved.
Steep slopes are defined in the Specific Plan as
areas with slopes greater than 15 percent that are
not suitable for industrial development. In some
cases, areas with lesser slopes were included in the
conservation plan, either because they are within
a contiguous area of very steep slopes, or because
of the existence of biological resources in these
areas.

An Environmental Resources and Constraints
Study prepared early in the planning process indi-
cated that biologically sensitive resource areas are
defined as having maximum or high biological
sensitivity as described in Section 1.3.2. These
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resources include: wildlife corridors, sensitive
habitats with a high potential to support species,
and wetlands such as vernal pools. In addition,
during the preparation of the EIR, potential vernal
pool habitat resources were identified adjacent to
the international border.

Johnson and O'Neal Canyons are also important
open space resources, not just for East Otay Mesa
but for the region as a whole. As shown onFigure
2-9, Open Space Plan, East Otay Mesa is adjacent
to the planned Otay River Valley Regional Park,
one of the largest regional parks planned for the
County. A joint powers agreement has been
executed by the County of San Diego and the cities
of Chula Vista and San Diego to plan, acquire and
improve the land for this proposed Regional Park
within the Focused Planning Area.

Pursuant to the 1992 Progress Plan, the Regional
Park isintended to connect the southernend of San
Diego Bay with the Otay Lakes, approximately 11
miles to the east. The goal of this park is to provide
a mix of active and passive recreation opportuni-
ties and to protect and preserve environmentally
sensitive areas. This regional open space corridor
provides significantrecreational opportunities for
the East Otay Mesa industrial daytime population,
as well as the existing and future residents within
surrounding communities and the region. East
Otay Mesa workers and visitors would have the
opportunity to experience this Regional Park set-
ting.

The Otay River Valley Regional Park Concept
Plan identifies trail corridors within Johnson and
O’Neal Canyons, linking the San Ysidro Moun-
tain Range to the Ruiz Valley. Figure 2-9, Open
Space Plan, shows these trail corridors, as pro-
posed by the Specific Plan. The alignments shown
for these trails differ slightly from the Otay Valley
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Regional Park Concept Plan, where Johnson Can-
yontrail corridor is located farther north. This trail
alignment is recommended because the future
trail fits better with the existing contours of the
land as well as with the proposed location of future
development. Final location of this trail align-
ment will be coordinated with the Policy Commit-
tee for the Regional Park.

~Conservation and Open Space
Policies
Policy COS-1: Protect and conserve steep slopes
and biologically sensitive areas in the Specific
Plan Area.

Implementation: An Environmental Resources
and Constraints Study prepared early in the plan-
ning process identified the presence of steep slopes
and biologically sensitive resources in the Spe-
cificPlan Area. The steep slopes and biologically
sensitive resource areas to be protected and con-
served are indicated in the Conservation Plan,
Figure 2-8. The areas include: (1) the eastern
hillside area which has steep slopes and biologi-
cally sensitive resources, primarily coastal sage
scrub, the habitat for the California gnatcatcher;
(2) Johnson and O'Neal Canyons, which has steep
slopes; and (3) an area west of Johnson Canyon,
which contains both coastal sage scrub and vernal
pool habitat.

The areas to be conserved are zoned Rural Resi-
dential, a very low density residential land use. In
addition, areas that have steep slopes and are
biologically sensitive are given a “G” Designator
and are subject to the Sensitive Resource Area
Regulations of the Zoning Ordinance. Approval
of Resource Conservation Plans by the County is
required for the development of areas identified
with the “G” Designator. The purpose of the
Resource Conservation Plan is for the property
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owner to address impacts to habitat and endan-
gered species on their site. Mitigation of impacts
to steep slopes and biologically sensitive areas
will be completed prior to approval of any discre-
tionary projects by avoidance of encroachment
into areas greater than 15% slope and areas of
unique vegetation communities or habitats of rare
or endangered plant or animal species.

There are some Mixed Industrial and Commercial
parcels witha "G" Designator that are not included
in the Conservation Plan. Those parcels may
submit a Resource Conservation Plan to permit
industrial and commercial development pursuant
to the Land Use Element of the Specific Plan as
long as the resource impacts are fully mitigated. It
is also the intent of the Plan that areas zoned for
Rural Residential may be acquired or exacted for
open space as a potential means of mitigating
environmental impacts of industrial or commer-
cial development to the extent possible consistent
with State and Federal law.

Policy COS-2: Avoid any agricultural or pre-
development clearing and grading on steep slope
areas.

Implementation: The application of the Sensi-
tive Resources Area Regulations for land with a
“G” Designator, and Community Design Review
Area Regulations for land witha “B” Designator,
requires a Site Plan to be submitted that is subject
to detailed review for any proposed clearing or
grading, to insure compliance with this policy.

Policy COS-3: Request the Otay Valley Regional
Park Policy Committee to modify the Otay Valley
Regional Park Plan to show trail links as pro-
posed in the Specific Plan Open Space Plan.
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Implementation: County Department of Plan-
ning and Land Use and Parks and Recreation staff
will coordinate with the Policy Committee and
jointstaff of the Otay Valley Regional Park project

toamend the regional park concept plans for trails

in Johnson and O'Neal Canyons in accordance
with the East Otay Mesa Open Space Plan, Figure
2-9.

Policy COS-4: Facilitate the implementation of
the Otay River Valley Regional Park and trails,
consistent with the Park Concept Plan.

Implementation: Any commercial or industrial
development permit application within the Fo-
cused Planning Area of the proposed Otay River
Valley Regional Park as indicated on the Open
Space Map, Figure 2-9, shall be reviewed for
compatibility with the Park’s goals as part of the
Site Plan review process pufsuant to the Commu-
nity Design Review Regulations. Property own-
ers filing applications requiring discretionary ap-
proval, including tentative maps, tentative parcel
maps, major use permits, and minor use permits,
will be required to dedicate a 20 foot wide ease-
ment for trail right-of-way in Johnson and O'Neal
Canyons as indicated on the Open Space Plan for
future trail connection of the East Otay Mesa
Specific Plan Area with the regional trail systems.
The Open Space Plan in Figure 2-9 depicts a
conceptual trail corridor, however the precise align-
ment will be dedication within 500 feet of the
depiction in Figure 2-9.

Policy COS-5: Protect and conserve significant
cultural resource sites (archaeological and his-
torical sites) in the Specific Plan area.

Implementation: Archaeological and historical
surveys have been conducted over the majority of
the East Otay Mesa Specific Planning Area. A



total of 70 cultural resource sites has been identi-
fied within the 3,300 acre project area.

Not all sites discovered have been tested for sig-
nificance. Sitelocations havebeenidentifiedonly
on the basis of surface surveys. For purposes of
this project, all untested or un-evaluated cultural
resource sites are considered important resources.
Later, based on results of testing, the resources
will be determined to be either important or not
important. Those sites that are found to be not
important will require no further analysis, and
impacts will have been mitigated.

For sites determined to be important resources,
alternate means of achieving mitigation of im-
pacts will be pursued at the discretionary level of
review. These include, but are not limited to, the
following: 1) Site avoidance through placement
of the site in an open space easement; 2) Site
avoidance through capping the site with a sterile
fill and placing landscaping over the top; 3) Ad-
ditional data recovery through implementation of
an excavation and analysis program; 4) A combi-
nation of one or more of the above measures.

Certain properties within the East Otay Mesa
Specific Planning Area have already been tested
for cultural resource significance, andreports have
been approved by the County of San Diego. Im-
pacts on these sites have been mitigated and no
additional testing will be required. Please refer to
Section 3.1.3, Archaeological Clearances and Ap-
pendix 2: List of Parcels with Archaeological
Testing Clearance, or to the Draft Environmental
Impact Report, East Otay Mesa Specific Plan,
November 1993.

2.3 Circulation Element

GOAL:

Provide amulti-modal transportation system con-
sisting of highways, streets, and transit networks
adequate to serve subregional transportation needs
at an acceptable level of service.

“The Circulation Element of the Specific Plan sets

the framework in planning for and providing a
safe, convenient and efficient circulation system.
The Circulation Element identifies transportation
facilities capable of supporting the anticipated
growth in this area, consistent with the policies
presented in the Land Use Element of the Specific
Plan.

The planned circulation system within East Otay
Mesa is influenced by the land use and circulation
plans of a number of proposed large scale projects
inthe South Bayregion. These projects arelocated
in the County and adjacent jurisdictions, includ-
ing the Cities of Chula Vista and San Diego. The
Otay Ranch Project was planned jointly by the
City of Chula Vista and the County of San Diego.
Therefore, the land use changes and circulation
improvements in the County and other jurisdic-
tions were incorporated into the transportation
analysis and preparation of the Specific Plan Cir-
culation Element. In preparation of this element,
there was extensive coordination with the above
mentioned jurisdictions as well as Mexico,
Caltrans, SANDAG and MTDB.

For a more detailed discussion of the Circulation

Element refer to the supporting document, titled
East Otay Mesa Circulation Technical Report.
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2.3.1 Existing Conditions

Existing Roads

Existing roads are shown in Figure 2-10. Direct
access to the site is currently via Otay Mesa Road
and Alta Road, which are currently improved as
two-lane streets within the project boundaries.
Regional access is provided via a limited street
system to the west which includes Interstate 805,
State Route 905, Otay Mesa Road and Otay Val-
ley/Heritage Road. In the following paragraphs,
the characteristics of the existing transportation
system are discussed.

Interstate 805 (I-805) is an eight-lane, north-
south freeway which extends from a junction with
Interstate 5 (I-5) on the south near the interna-
tional border to a junction with I-5 on the north,
near Del Mar.
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State Route 905 (SR-905), formerly State Route
117, is an east-west four-lane road connecting the
City of San Diego Otay Mesa community with I-
5 to the west. Approximately one mile east of I-
805, there is a break in the route, and SR-905
becomes Otay Mesa Road. The SR-905 designa-
tion begins again west of Harvest Road and con-
tinuesto the Otay Mesa International Border Cross-
ing.

Otay Mesa Road is an east-west facility which
extends from Beyer Boulevard in the City of San
Diego’s San Ysidro community to Alta Road in
the unincorporated area east of the San Diego city
limits within the Specific Plan Area. Within the
City of San Diego, Otay Mesa Road varies from
four to five lanes (two westbound lanes and two to
three eastbound lanes). East of the eastern junc-
tion with SR-905, Otay Mesa Road is a interim
road, with the curb-to-curb width varying from
approximately 24 feet near the intersection of SR-
905 to 40 feet to the east.



Otay Valley Road/Heritage Road provides a con-
tinuous route between SR-905 and I-805, north of
SR-905. At I-805 and Otay Valley Road, a full
diamond interchange exists. Otay Valley Road is
situated within the three jurisdictions of the City
of San Diego, the County of San Diego and the
City of Chula Vista. This facility represents the
only existing Otay River Crossing east of I-805.

Alta Road is a two-lane 40-foot-wide curb-to-
curb light collector road located within the unin-
corporated County area. This road, which is
within the SPA, currently serves primarily as an
access road to two prison facilities in this area: the
County’s George F. Bailey Detention Facility and
the State’s Donovan Correctional Facility.

Evaluation of Existing Traffic
Conditions

Road standards adopted by the City of Chula Vista
and the County of San Diego relate Level of
Service to average daily vehicle trips for each of
the various road classifications. Level of Service
(LOS) is a quantitative measure of a road’s oper-
ating performance expressed as a letter designa-
tion from A to F, with A representing the best
operating conditions and F the worst. When
evaluating daily traffic volumes, LOS C is gener-
ally considered an acceptable operating condition,
characterized by stable flow, andisrequired by the
County's Public Facility Element for new devel-
opment.

For roads located within the City of San Diego,
standards presented in the City’s Street Design
Manual identify a “recommended maximum av-
erage daily traffic volume” corresponding to each
of the City’s road classifications. Rather than
relating daily traffic volume tolevel of service, the
City’s standards simply relate daily volume to this
recommended maximum volume.

2.3.2 Regional Highways

Highway facilities outside the East Otay Mesa
Specific Plan Area are illustrated in Figure 1-3
Regional Location Map. These facilities will
form the linkages between the Specific Plan Area
and the rest of the region. Major facilities are
discussed in the following paragraphs.

Future regional roads play an important role in the
development of East Otay Mesa. The proposed
SR-125 tollway and SR-905 freeway are critical to
accommodating the future development of the
entire Otay Mesa Area. Financing for the con-
struction of these two freeways has not been
obtained. Currently, environmental studies are
underway for SR-125.

State Route 125 (SR-125) is planned for construc-
tion as a tollway south from its present terminus at
State Route 94 to the Otay Mesa International
Border Crossing. South of State Route 54, SR-
125 is proposed as a 10 lane facility. A private
entity, California Transportation Ventures (CTV),
has entered into an agreement with Caltrans to
construct SR-125 as a private toll road. Construc-
tion of an interim four-lane SR-125 highway be-
tween SR-54 and I-905 as a toll facility could
commence as early as 1997 and could be com-
pleted in 1998 depending on financing and envi-
ronmental clearance.

Several alignments of SR-125 have been evalu-
ated by Caltrans and CTV, taking into consider-
ation traffic service, environmental constraints,
and other matters. At this time, because of envi-
ronmental constraints, the S2 alignment appears
to be the most feasible preferred alignment. This
alignment has been indicated in the Circulation
Plan, Figure 2-12. An alignment, S1, which
would place the Lone Star Road interchange mid-
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way between Piper Ranch Road and Harvest Road
was also considered. From the standpoint of
service to the East Otay Mesa, especially regional
commercial uses near SR-125, S1 would be pre-
ferred over S2. However, the August 1993 Alter-
natives Report eliminated further study of the S1
(Johnson Canyon) alternative due to extensive
impacts to sensitive biological resources. The
Circulation Element is based on S2, since that
appears to be the alternative most likely to be
implemented.

State Route 905 (SR-905) pursuant a 1991 Project
Study Report prepared by CalTransis planned for
8 Single Occupancy Vehicle (SOV) and 2 High
Occupancy Vehicle (HOV) lanes between I-805
and SR-125/Harvest Road. The franchise agree-
ment with CTV limits SR-905 to 6 SOV plus 2
HOV lanes during the franchise period.

The City of San Diego has performed a study for
an interim four-lane road in the alignment of
future SR-905 through the Otay Mesa commu-
nity. The City indicates that they may pursue a
four-lane interim facility when required in the
corridor. Caltrans will consider a four-lane in-
terim and ultimate design of this facility as a part
of its EIR/EIS and route adoption process.

SR-125/5R-905 Interchange: Extensive discus-
sions were held with Caltrans to arrive at aconcept
for the interchange complex at SR-125/SR-905
and Otay Mesa Road that would offer the East
Otay Mesa area the best traffic service. Asaresult
of these discussions, the previously considered
eastern terminus of SR-905 at Harvest Road was
revised to Otay Mesa Road west of Harvest Road
which provides better service to East Otay Mesa.

The possibility exists that a new freeway may be
extended easterly of the SR-905 and 125 inter-
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change to connect with a potential future border
crossing in the vicinity of Alta Road. If a future
third border crossing is established, the East Otay
Mesa circulation system would need to be re-
evaluated.

The major impact an extension would have is on
the interchange configuration. It would eliminate
the eastbound off-ramp at Otay Mesa Road. How-
ever, the extension will provide two new inter-
changes at Enrico Fermi Drive and the loop Road.

Interim Interchange of SR-905/SR-125: At ulti-
mate configuration, SR-905 and SR-125 will have
a full freeway-to-freeway interchange, plus local
access at Otay Mesa Road. Before the two free-
ways are fully constructed, there will be aninterim

- interchange to accommodate all major traffic

movements. The interim configuration is illus-
trated in Figure 2-11, Interim SR-125/SR-905/
Otay Mesa Road Interchange. The interim inter-
change was developed in joint coordination with
Caltrans to enhance the accessibility to East Otay
Mesa.

Direction of Traffic —*

Interim SR-125/SR-905/0tay Mesa Road
Interchange
Figure 2-11



Otay Mesa Road is shown in the City of San
Diego’s most recent Circulation Element for the
Otay Mesa Community as a six-lane Primary
Arterial between the terminus of SR-905 and SR-
125/Harvest Road.

State Route 54 (SR-54)is planned for future exten-
sion as a six-lane freeway between I-805 and
future SR-125. SR-54 was completed as a free-
way between I-5 and 1I-805. East of I-805 to
Sweetwater Road, SR-54 is currently an express-
way (South Bay Parkway). Caltransindicates that
improvements to SR-54 east of I-805 will occur in
three phases. The first phase, which includes the
segment from I-805 to approximately 1,000 feet
east of Reo Drive, recently has been completed.
The second and third phases, tentatively sched-
uled to begin construction in the fall of 1994,

include construction of the segment from east of

Reo Drive to west of Worthington Street, the
expected location of the future interchange with
SR-125. Construction is scheduled for comple-
tion in the fall of 1996.

Alta Road, in its future configuration, will provide
a continuous six-lane north-south Prime Arterial
from Lone Star Road on the south, north across the
Otay River, intersecting with Otay Valley Road
and Hunte Parkway. However, due to the environ-
mental sensitivity of this road corridor, Alta Road
is plannedto be constructed at the ultimate buildout
phase of the Plan after all Transportation System
Management (TSM) and Transportation Demand
Management (TDM) strategies have been ap-
plied. Alta Road improvements will only be
constructed if the need can be demonstrated based
on traffic counts and further analysis.

Heritage Road/Paseo Ranchero will provide a
continuous north-south six-lane Prime Arterial
facility from future Siempre Viva Road in the

Otay Mesa community of the City of San Diego to
Telegraph Canyon Road in Chula Vista. From
Siempre Viva Road to just north of Otay Mesa
Road, Heritage Road is planned as a six-lane
Major Arterial, while to the north this road will be
constructed to Primary Arterial standards.

Otay Valley Road will be improved and extended
to the east as a six-lane Prime Arterial, connecting
with the future Alta Road extension and a new six-
lane Prime Arterial, Hunte Parkway, within the
County of San Diego.

La Media Road is planned as a future river cross-
ing and will provide a continuous six-lane Prime
Arterial facility between Siempre Viva Road in
Otay Mesa and East H Street to the north in the
City of Chula Vista.

Regional Road Policies

Policy C-1: Promote the development of regional
road facilities as necessary to accommodate fu-
ture development in the East Otay Mesa Specific
Plan Area.

Implementation: Through the discretionary per-
mit process, property owners shall be required to
reserveright-of-way for SR-905 and SR-125 free-
ways. Right-of-way reservation is not mandatory
for the possible SR-905 future extension from SR-
905/125 interchange to the possible future border
crossing in the East Otay Mesa, including dedica-
tion of additional road right-of-way on Enrico
Fermi Drive and Loop Road for future ramps and
auxiliary lanes to access the freeway extension.

Policy C-2: Promote the development of inter-
state freeway facilities to the existing Otay Mesa
Border Crossing and planned international bor-
der crossings in the East Otay Mesa Specific Plan
Area.
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Implementation: The County will coordinate
with Caltrans to promote the development of SR-
905 from the existing and planned international
border crossings to I-805.

2.3.3 Local Roads

Planning Framework

The magnitude of existing and projected traffic
volumes on a particular street represents the pri-
mary element of the hierarchy in an overall circu-
lation system. The transportation system must
also provide a balanced linkage between high
traffic corridors and lower volume streets. The
Circulation Element has proposed an on-site road
system to provide adequate access to all existing
and future land uses in the Specific Plan Area. The
system consists of Industrial/Commercial Roads,
Industrial/Commercial Collectors, Major Roads,
- Prime Arterials and Freeways.

Future Travel Forecasts

In order to plan for the future travel demand in East
Otay Mesa, traffic forecasts were generated for
buildout of the Specific Plan Land Use Element.
The traffic forecasts incorporate the type and
density of future land uses, the location and poten-
tial interaction of various 1and use types, as well as
specific characteristics and capacity of each of the
area’s future roads.

The traffic forecasts were developedby SANDAG
as part of the South Bay traffic model, which is
based on the Series VII Regional Traffic Model.
The South Bay traffic model incorporates the
projected land uses identified in the East Otay
Mesa area, as well as land use designations in the
most recent General Plans of the City of San
Diego, the City of Chula Vista, and the County of
San Diego.
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The model also incorporates the anticipated de-
velopment for the Otay Ranch. From a regional
planning perspective, there is a land use interde-
pendence between Otay Ranch and East Otay
Mesa projects. East Otay Mesa is designated as a
major industrial and employment area with the
exception of the limited rural residential uses in
the eastern and northern hillside areas. Lying
directly north of the East Otay Mesa, Otay Ranch

'is proposed to include a substantial residential

component. The Specific Plan recognizes that to
the extent that housing costs on Otay Ranch and
types of employment (and income) in East Otay
Mesa are compatible, there could be a major trip-
making potential, allowing for someregional jobs/
housing balance between these two areas.

Proposed Streets

Figure 2-12, Circulation Plan, shows the proposed
road classifications. These classifications have
beendeveloped to serve the buildout traffic needs,
and are based on the forecasts conducted in con-
junction with the development of the Specific
Plan. To determine the form of this network, it
was necessary to consider the existing street net-
work, physical constraints on the Mesa, new re-
gional routes, and the potential for links with
facilities in neighboring jurisdictions. Road loca-
tions and classifications are also determined by
the existing and proposed land uses, their spatial
relationships, and the projected traffic demand.

The proposed circulation network will provide
internal circulation throughout the Specific Plan
Area as well as access to the regional freeway
system and major City of San Diego streets. Lone
Star Road, Otay Mesa Road, and Siempre Viva
Road are designated as Prime Arterials to carry
Otay Mesa traffic east-west to the Freeway facili-
ties. Alta Road is also designated as a Prime
Arterial north of Lone Star Road to serve traffic
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heading north to Otay Ranch. As explained previ-
ously, due to the potential existence of sensitive
environmental resources in the Otay River Valley,
this facility will be considered at the 1ast phase of
the project, only after all TDM and TSM strategies
have been applied. Airway Road and each of the
north/south roads are designated as Major Roads,
two-lane Industrial/Commercial Roads, or four-
lane Industrial/Commercial Collectors in the Cir-
culation Plan. Each of these roads serves the
internal circulation demand, as well as distribut-
ing the regional traffic from the Prime Arterials to
the land uses within the Mesa.

The proposed streets have been developed assum-
ing that SR-905 would be constructed east to SR-
125. Possible extension of a freeway east of SR-
125 to a future international border crossing has
also been discussed. If this extension through the
Specific Plan Area is ever built there would most
likely be interchanges located at Enrico Fermi
Drive and Loop Road. Also, the eastbound off-
ramp at Otay Mesa Road would be eliminated.
The freeway extension and location of freeway
interchanges on these facilities would alter travel
patterns and change the function of these road. If
the freeway was to be extended, the following
roads would have to be upgraded from Major to
Prime. This wouldrequire a General Plan Amend-
ment to modify the County Circulation Element.

. Loop Road - Airway Road to Alta Road
. Enrico Fermi Drive - Airway Road to Otay
Mesa Road

In order to evaluate the projected operating condi-
tions, the projected average daily traffic was com-
pared to the road capacity for each of the Circula-
tion Element roads. This allows for the evaluation
of the operating Level of Service projected for
each road. As in the case of the evaluation of
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existing conditions, capacity or recommended
maximum daily traffic levels were taken from the
street capacity standards adopted by the various
jurisdictions.

If all East Otay Mesa Specific Plan Circulation
Element roads are built to the classifications rec-
ommended on Figure 2-12, they are all projected
to operate consistent with the Public Facility Ele-
ment standards, except for Otay Mesa Road be-
tweenthe SR-125/SR-905 Ramps and Sanyo Drive.
This segment of the road west of Harvest Road is
projected to operate at LOS E. To mitigate this
impact, two additional auxiliary lanes are added to
this segment, west of Harvest Road, to accommo-
date turning movements and through traffic. The
projected level of service would be improved to
LOS D. The proposed streets for the East Otay
Mesa Specific Plan are expected to effectively
serve the projected traffic associated with the level
and type of development identified in the Land
Use Element of the Specific Plan.

Local Road Policies

Policy C-3: Promote the development of local
road circulation facilities to adequately serve the
planned land uses in the East Otay Mesa Specific
Plan Area.

Implementation: The local on-site road system
indicated in the Circulation Plan will be imple-
mented by the property owners through the acqui-
sition of land and construction of the “general
interest portion” of Circulation Plan roads pursu-
ant to County policies.

Through the discretionary permit process, prop-
erty owners will be required to dedicate and im-
prove the “local interest portion” of the Circula-
tion Plan roads.



Policy C-4: For the proposed emergency road
along the international border, property owners
shall reserve right-of-way, improve the road and
provide reciprocal easements.

Implementation: Property owners along the in-
ternational border shall reserve a 30-foot right-of-
way joint access road and utility easement. This
will accommodate a 20-foot road along the Mexi-
can border. This joint access border road con-
forms to the County’s Road Standard Classifica-
tions for an Alley for pavement width require-
ments.

2.3.4 Local Road
Standards

Freeways: The planning, design and construction
of freeways inCaliforniais undertakenby Caltrans.
Asaresult, they are not within the purview of a city
or county. Nonetheless, the County’s General
Plan and the East Otay Mesa Specific Plan play an
importantrolein the selection of potential freeway
routes by determining, through land use proposals,
the number of lanes required to carry projected
traffic loads, as well as possible participation of
County/City property owners in the financing of
freeway improvements. The currently planned
SR-125 and SR-905 freeways are included in the
analysis and discussion of the circulation system
for the East Otay Mesa Specific Plan.

Prime Arterial: These facilities handle from 30,000
to 50,000 vehicles per day, and have right of way
for six lanes. Throughout East Otay Mesa, curb
parking will be prohibited. Medians will be incor-
porated to separate opposing flows. No direct
property access will be provided. Signalizedinter-
sections will be used for ingress and egress. Sig-
nalized intersections will not be less than 600 feet
apart.

Separate left-turn lanes at major signalized inter-
sections will be mandatory, with single or double
left-turn lanes provided depending on the turning
volume. Where feasible, a minimum of 300 feet
plus appropriate taper would be provided for the
additional left-turnlane. Separateright-turnlanes
which also serve as bus loading areas will be
considered at locations of high turn volumes.

Major Road: Major Roads handle trips in the
magnitude of 25,000 to 35,000 vehicles per day.
Major roads have four through lanes, along with
single or double left-turnlanes at major signalized -
intersections. Therequired length and taper for an
additional left turn lane is the same as with the
Prime Arterial.

Industrial/Commercial Collector. This type of
road has two travel lanes in each direction and
provides access to abutting lots zoned for indus-
trial or commercial purposes. They also collect
traffic from intersecting Industrial/Commercial
Roads which provide access to property which has
an area of more than S acres and is zoned for
commercial purposes, or which will be projected
to carry more than 4,500 average daily vehicular
trips. Industrial/Commercial Collectors shall be
provided as follows:

1.  Right-of-way shall be 88 feet.
Pavement width between the curb faces
shall be 68 feet.

3.  Knuckles may not be used.

Industrial/Commercial Road: This type of road
has one travel lane in each direction and provides
access to abutting industrial/commercial lots where
the projected average daily vehicular trips are less
than4,500. Industrial/Commercial Roads shall be
provided as follows:
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1.  Right-of-way width shall be 72 feet.

2. Pavement width between the curb faces
shall be 52 feet.

3. Knuckles may be used in accordance with
County standards.

Industrial/Commercial Cul-de-sac Road: AnIn-
dustrial/Commercial Cul-de-sacis atwo-laneroad
which terminates in a cul-de-sac and provides
access to abutting lots zoned Tor industrial or
commercial purposes. Cul-de-sac Roads are not
specifically designated in the Circulation Plan.
Industrial/Commercial Cul-de-sacs shall be used
where the projected average daily vehicular trips
do notexceed 1,000. Industrial/Commercial Cul-
de-sac roads shall be provided as follows:

1.  Right-of-way width shall be 72 feet.

2. Pavement width between the curb faces
shall be 52 feet.

3.  The maximum length shall be 1,200 feet.

4.  The cul-de-sac shall have a minimum 60

feet property line radius.

S.  The cul-de-sac shall be paved to a radius of
50 feet.

6. Knuckles may be used in accordance with
County standards.

Border Joint Access Road: This road shall pro-
vide access along the international border.

1.  Right-of-way width shall be 30 feet.

2. Pavement widthbetweencurb faces shall be
20 feet.

3.  Knuckles may be used in accordance with
County standards.

Truck Routes

The truck route system follows the arterial street
system. Dueto the overwhelming industrial char-
acter of the Specific Plan Area, all streets will

46 East Otay Mesa Specific Plan

serve as truck routes, except that the local streets
providing access to the residences located in the
eastern hillsides will not be designated as truck
routes.

Streets and driveways properly designed for typi-
cal traffic conditions can be inadequate where
there is a significant amount of truck traffic. In-
dustrial/Commercial Collector road standards are
recommended for all four-lane non-Circulation
Element roads, and the Industrial/Commercial
Road Standards are recommended for all two-lane
local roads. The Industrial/Commercial Collector
roads allow slightly wider lanes to allow for the
large turning radius and other operational require-
ments of large trucks.

In order to minimize impediments for truck opera-
tion and allow access for each of the land uses in
East Otay Mesa, appropriate design standards
shall be followed to accommodate the needs of
truck traffic, access and loading activities. In
addition, truck and trailer parking provisions shall
be made on site for each of the proposed develop-
ments in order to avoid the need for street parking
by trucks.

Intersections

In general, at the intersection of Circulation Ele-
ment roads, the right-of-way and improvement
requirements of each leg of the intersection may
be changed to the next higher road classification,
orto aspecial intersectiondesignbased ona traffic
analysis of the intersection. Asarule, allintersec-
tions shall be planned four-way access where
possible. The following standards are recom-
mended for each of the Circulation Element roads:

Prime Arterial - An additional 12 feet of right-of-
way shall be required to allow the provision of



dual left-turn lanes. Minimum length of the addi-
tional left-turn lane shall be 300 feet plus appro-

priate taper.

Major Road - Where the left-turn traffic volume is
estimated to exceed 300 vehicles at peak hour, an
additional 12 feet of right-of-way shall be required
for provision of a dual left-turn lane. Minimum
length of the additional left-turn lane shall be 300
feet plus appropriate taper.

Industrial/Commercial Collector - Where an In-
dustrial/Commercial Collector intersects a Circu-
lation Element road or where a left turn lane is
specified, an additional 14 feet of right-of-way
shall be required to provide aleft turnlane. Mini-
mum length of the additional left-turnlane shall be
250 feet plus appropriate taper. '

Industrial/Commercial Road - Where an Indus-
trial/Commercial Road intersects another Circu-
lation Element road or where a left-turn lane is
specified, an additional 14 feet of right-of-way
shall be required to provide a left-turn lane. Mini-
mumlength of the additional left-turnlane shall be
200 feet plus appropriate taper.

All intersections and access roads on Circulation
Elementroads, Industrial/Commercial Collectors,
and Industrial/Collector Roads shall provide a
minimum curb return radius of 60 feet and a
minimum property line radius of 50 feet due to the
large amount of truck traffic projected in the East
Otay Mesa area. Where the angle of intersection
is less than 90 degrees, or where a sight distance
problem may be anticipated, an increased prop-
erty line radius may be required. For Circulation
Element roads, installation of traffic signals will
be determined by traffic warrants.

Intersection Spacing and
Alignment

Minimum distance between roads entering into
other roads shall be as follows:

1.  Non-Circulation Elementroadsentering into
other Non-Circulation Element roads shall
have their centerlines separated by at least
200 feet.

2.  Non-<CirculationElementroadsentering into
a Circulation Element road shall have their
centerlines separated by at least 300 feet.

3.  CirculationElementroadsentering into other
Circulation Element roads shall have their
centerlines separated by at least 600 feet.

The angle between centerlines of intersecting roads
shall be as near a right angle as possible, butin no
case less than 70 degrees or greater than 110
degrees. Where the angle between the centerlines
is between 70 and 80 degrees or between 100 and
110 degrees, there shall be required on the acute
angle corner of the intersection a taper to accom-
modate right-hand turning movements. Said taper
shall be set back 5 feet at the exiting point of the
curb return and extend 40 feet in such a manner as
to safely allow completion of the right-hand turn-
ing movement.

The maximum grade at any intersection of two
streets shall be 6 percent within the intersection
and for at least 20 feet beyond the right-of-way of
the intersecting street.

Where two road centerlines intersect, the lower
classified road is not to intersect the primary road
with a curve. Instead, the alignment of the lower
classified road must intersect the primary road in
a straight line for a length not less than the full
width of the primary road’s right-of-way.
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Driveway Widths and

Locations

Properties having less than 200 feet of frontage
shall be permitted two driveways if the lot has at
least 150 feet of frontage; the maximum width
shall be 30 feet, and the minimum spacing shall be
60 feet between driveways. '

Driveway areas for properties having 200 feet or
more of frontage shall be limited to one driveway
per 100 feet of frontage; the maximum width shall
be 30 feet, and the minimum spacing shall be 60
feet between driveways.

On corner lots, driveways shall be located at least
30 feet from the end of the curb radius.

Local Road Policy

Policy C-5: Public road design andprivate devel-
opments shall follow all road standards of the
Specific Plan.

Implementation: The County shall require con-
struction of all publicroads according to standards
of the Specific Plan. The County shall review all
discretionary permit applications for consistency
with the Circulation Element of the Specific Plan.

2.3.5 Coordination with
the City of San Diego

There are several locations in the Specific Plan
Area where the Circulation Element roads vary
between the City and County jurisdictions, be-
yond the differences in classification names. In
some instances, the designated road classification
and recommended number of 1anes is different for
the same facility oneither side of the jurisdictional
boundary. Each of these facilities is discussed in
the following paragraphs.
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Lone Star Road is needed as a six-lane Primary
Arterial (City terminology) from La Media Road
to Alta Road. In the City of San Diego, west of
Piper Ranch Road, Lone Star Road is designated
as a four-lane Major in the Circulation Element of
the City's Community Plan. Circulation analysis
indicates that a six-lane Primary Arterial would be
needed extending west from Piper Ranch Road
into the City of San Diego, due to the proposed S2
alignment of the SR-125 and the interchange with
Lone Star Road near La Media Road. The traffic
analysis suggests that six-lane Primary Arterial
standards may be appropriate for Lone Star Road
from Piper Ranch Road through the interchange to
La Media Road.

Otay Mesa Road is needed as a six-lane Prime
Arterial in East Otay Mesa from Piper Ranch
Road to Alta Road. The City designates Otay
Mesa Road as a six-lane Primary Arterial between
Piper RanchRoad and the SR-125 Tollway. How-
ever, the City designates Otay Mesa Road as a
four-lane Major east of SR-125. Circulation analy-
sis indicates that Otay Mesa Road should be
constructed as a six-lane Primary Arterial east of
SR-125. In fact, between the westerly most SR-
125 ramp terminal and Sanyo Drive, additional
lanes will be needed to accommodate heavy traffic
demand. As previously described, an eight-lane
section plus turn lanes will be needed.

Siempre Viva Road is designated in the Circula-
tion Plan as a four-lane Major Road east of Enrico
Fermi drive. West of Enrico Fermi Drive the City
of San Diego designates Siempre Viva Road as a
four-lane Major, but transitioning to a six-lane
Primary Arterial approaching Paseo de Las Ameri-
cas. Furthermore, detailed design of Siempre
Viva Road at SR-125 will need to incorporate
proper transitioning between six lanes and the
freeway by the provision of the appropriate turn-
ing lanes.



Piper Ranch Road is needed as a four-lane Indus-
trial/Commercial Collector as shown on the East
Otay Mesa Master Plan of Streets. The City
classified Piper Ranch Road as a four-lane Major.
Piper Ranch Road straddles the boundary between
the City and County from Lone Star Road to Otay
Mesa Road. Circulation analysis indicates that
four-lane Collector status would be sufficient to
serve the projected traffic.

Sanyo Driveisdesignated as atwo-lane Industrial/
Commercial Road on the East Otay Mesa Master
Plan of Streets from Lone Star Road to Otay Mesa
Road. The City classifies Sanyo Drive as a four-
lane Collector south of Otay Mesa Road. The
circulation analysis indicates that a two-lane In-
dustrial/lCommercial Collector would be suffi-
cient north of Otay Mesa Road. Detailed design of
Sanyo Drive at the Otay Mesa Road intersection
will need to incorporate proper transitioning be-
tween two and four lanes across the jurisdictional
boundary.

City of San Diego Road
Coordination Policy

Policy C-6: Promote circulation coordination
between the County of San Diego and the City of
San Diego to develop a safe and efficient roadway
system for Otay Mesa.

Implementation: The County will coordinate
with the City of San Diego on reclassifying the
following street sections to be consistent with the

East Otay Mesa Specific Plan:
. Lone Star Road

. Otay Mesa Road

. Siempre Viva Road

. Piper Ranch Road

. Sanyo Drive

2.3.6 Alternative Modes of
Transportation

Public Transit

Public transit represents an opportunity to help
achieve air quality enhancement goals and to
reduce vehicular traffic. The development of
public transportation facilities, while considered
highly desirable for East Otay Mesa, will take
place over a period of time, since no firm plans or
funding sources have been identified at this time.

Therecent Metropolitan Transportation Develop-
ment Board (MTDB) South Bay Public Transpor-
tation Plan proposed a light rail transit (LRT) line -
to serve the Otay Mesa area. A 29-mile light rail
loop line would connect the existing light rail
station at 24th Street in National City with the
Otay Ranch area, the Otay Mesa International
Border Crossing, and the Iris Street station in San
Ysidro.

Figure 2-12, Circulation Plan, shows the exten-
sion of the MTDB planned LRT lines into East
Otay Mesa. The north-southline would generally
follow SR-125 alignment to provide access be-
tween Chula Vista, Otay Ranch and the interna-
tional border. The east-west LRT line would
follow Otay Mesa Road. The two lines would
come together at the transit station at SR-905/SR-
125/0Otay Mesa Road. The stations in the vicinity
of the Specific Plan Area would be at SR-125 and
Lone Star Road, SR-125 and Otay Mesa Road and
SR-125 at the Otay Mesa International Border
Crossing.

Industrial areas, because of the need for large lots
and low employment density, generally are diffi-
cult to serve by public transportation. To the
extent possible, the design of individual buildings
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and the layout of the entire area should take
advantage of the public transportation service
opportunities and the need to facilitate pedestrian
access. The station at SR-125 and Otay Mesa
Road would be located in a commercial area to
promote transit-oriented development. Bicycle
racks and/or storage lockers should be placed at
transit stops along the LRT route.

A local bus shuttle may be developed to connect
the station at SR-125 and Otay Mesa Road with
the industrial areas in East Otay Mesa. The shuttle
could run on Otay Mesa, Enrico Fermi, Siempre
Vivaand LaMedia as indicated in MTDB’s South
Bay Public Transportation Plan.

Prior to the development of the LRT line, public
transportation servicein the Otay Mesa area would
be provided exclusively by express buses. The
bus service plan considered by MTDB would be
viathe SR-125 corridor from theLemon Grove/La
Mesa area. Buses would stop near the SR-125/-
905 ramp terminals. The timing of such bus
service would be contingent on the timing of
construction on SR-125.

Development of the LRT line, as shown on Figure
2-12, would create potential conflicts between the
LRT lines and roads where crossings are needed.
It is assumed that any road projected to carry a
daily traffic volume greater than 30,000 vehicles
would warrant grade separation of the crossing.
Based upon this criterion, the following road/LRT
crossings should be considered for grade separa-
tion.

. Lone Star Road - West of SR-125

. LaMedia Road - North of Otay Mesa Road

. SR-125 (including ramps) - North of Otay
Mesa Road
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. Otay Mesa Road - East of Ellis Road/SR-
125/SR-905 Ramps
. Siempre Viva Road - East of SR-125

Freight Rail Service

Development of freightrail service in the Specific
Plan Area along Airway Road to connect with the
international border at San Ysidro has been dis-
cussed. There are currently no adopted plans to
implement such service. However, if a freightrail
line along Airway Road proves feasible, the de-
velopment of such service should be encouraged.
Freight rail service is especially critical to this
region in light of limited transportation capacity.
Implementation of a freight rail line may require
additional right-of-way which may require an
amendment to the Specific Plan.

Bicycle Routes and Facilities
The bicycle is increasing in popularity as a mode
of transportation for commuter travel as well as
for recreation. This is due to the growing cost of
motor vehicle operation, the significantly shorter
portal-to-portal time when bikes are used on short
trips, the increasing awareness and desire of trav-
elers to utilize clean-air travel methods and the
acceptance of the bicycle for personal health,
exercise, and increased mobility.

Use of the bicycle as a commuting mode of trans-
portation would be limited due to the proposed
land uses of the Specific Plan. It is likely that the
vast majority of workers within East Otay Mesa
will be traveling from areas outside of the Mesa,
such as Otay Ranch, portions of the City of San
Diego, and Chula Vista, and possibly from the
International Border Crossing.

To encourage use of the bicycle within the Spe-
cific Plan Area, a basic system of bikeways has
been designated for the Mesa. An aspect of the



Specific Plan that will complement incorporation
of the bicycle into the whole circulation plan
transportation mix is the prohibition of “on street”
parking. The absence of parked trucks and cars on
the roads on the Mesa together with wide curb
lanes will allow the bicyclist to use the roads as a
Class III shared facility for bicycle travel.

Continuous commuter access for bicyclists along
the major regional transportation corridors pass-
ing through the East Otay Mesa Specific Plan
Area will be provided by a separated bike path,
Class I facility, to be designated along the align-
ments for the future SR-905 Freeway Extension
Corridor and the SR-125 Tollway. This is consis-
tent with existing access currently provided bicy-
clists in the San Diego County Region. These
ClassIbicycleroutes will connect with the planned
light rail transfer station.

The City’s adopted Otay Community Plan for the
West Mesa indicates a bike route on Otay Mesa
Road linking with the proposed MTDB light rail
transfer station planned for near the interchange of
SR-125 and SR-905. This would allow employees
to keep a bike parked at the transit station. Transit
riders might choose to use bicycles to get from the
stations in the west to jobs within the Mesa. The
combined transit/bicycle mode choice may pro-
vide aviable alternative to the automobile. MTDB
should be encouraged to provide bike racks or
lockers at the planned transit station site and other
locations as appropriate to encourage intermodal
transfers.

Pedestrian Circulation

The pedestrian is an integral part of the circulation
system and requires appropriate attention in the
Circulation Element. The sidewalk is an area of
refuge that represents a convenient and safe route
for pedestrian transport.

The vast amount of employees in the Specific Plan
Area that would take mid-day lunch and shopping
trips necessitates the establishment of a pedestrian
circulation system that will support andencourage
walking as a mode of transportation. Pedestrian
travel in the vicinity of the areas containing sup-
port commercial uses could be significant and
should be encouraged.

In order to allow pedestrian travel to be as attrac-
tive as possible, it is necessary to keep the side-
walk area free of obstructions to allow for the free
flow of pedestrians. In addition, the reduction of
pedestrian/auto conflicts must be considered.
Utilizing crosswalks and signal timing is one
method of accomplishing this. The removal of the
pedestrian/auto conflicts could significantly im-
prove safety conditions.

Pedestrian circulation will be particularly impor-
tant in the designated commercial areas of the
Specific Plan. Development should be designed
to encourage walking from industrial uses to sup-
port commercial uses, and from the potential rail
station to the regional commercial area. Recipro-
cal easements for pedestrian access between tran-
sit, commercial and industrial land uses is encour-
aged.

Alternative Modes of
Transportation Policies

Policy C-7: Promote the development and use of
a regional transit system to serve the East Mesa.

Implementation: The County will coordinate
with the Metropolitan Transit Development Board
(MTDB) to implement regional bus and future
LRT service to the East Otay Mesa area. The
County will encourage the location of a transit
transfer station at Otay Mesa Road and the SR-125
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corridor in order to facilitate transit access to the
East Mesa and promote transit oriented develop-
ment (TOD).

Policy C-8: Property owners shall dedicate right-
of-way for light rail and/or bus facilities as shown
in the MTDB South Bay Public Transportation
Plan (March 1993).

Implementation: Through the Tentative Subdi-
vision Map process, a 5.5 acre transit transfer
station site shall be reserved for acquisition and
property owners shall dedicate a 35-footright-of-
way for LRT guideway, and reserve the 5.5 acre
transit transfer station site where applicable; or
enter into an agreement with MTDB to dedicate
such right of way contingent upon MTDB's per-
formance as described below.

Thelight rail dedications along SR-125 to SR-905
shall be contingent upondeterminationof an align-
mentlocation and funding source. Unless thelight
rail project is included in SANDAG's Transporta-
tion Improvement Program within ten years of the
adoption of this Specific Plan, the condition to
dedicate right-of-way for the light rail will not be
required of any further subdivisions.

Should plans for the East Otay Mesa light rail be
allowed to expire as outlined above, owners of
previously dedicated transit right-of-way may
apply to the County for vacation of the right of
way.

Policy C-9: Promote connections between transit
stops and employment destinations in East Otay

Mesa.

Implementation: The County DPLU and DPW
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will coordinate with MTDB, appropriate transit
agencies, and property owners, to implement a
local bus shuttle service to serve the East Otay
Mesa Area. This willinclude provision of bus stop
shelters along the proposed bus route for the
convenience of bus patrons. This facility shall be
implemented in conjunction with a Transporta-
tion System Demand Program. Property owners
may be asked to finance local bus service through
a’local improvement district in accordance with
County and MTDB transit policies.

Policy C-10: Promote development of freight rail
service to East Otay Mesa.

Implementation: The County and Caltrans will
further coordinate with rail line operators and
other agencies as appropriate to promote freight
rail service to East Otay Mesa. Ininitial contacts
with the railroad operators, Caltrans, and the City
of San Diego, representatives have indicated an
interest to pursue further analysis.

Policy C-11: Provide for development of a bicycle
system that will provide a safe and convenient
means of transportation for bicyclists.

Implementation: The Circulation Element al-
lows bicycle routes in mixed flow on all Circula-
tion Elementroads. The objective of these bicycle
routes would be connecting transit facilities with
appropriate employment areas as individual
projects are reviewed.

To encourage transit riders to use bicycles, the
County should coordinate with MTDB to provide
bicycle racks and lockers at light rail stations to
encourage bicycle use.



Policy C-12: Promote pedestrian circulation in
East Otay Mesa.

Implementation: Require all road rights-of-way
in East Otay Mesa to include a sidewalk in accor-
dance with County standards. As part of the
discretionary permit review process, the County
will encourage pedestrian connections between
transit station sites, industrial and commercial
uses. In this regard reciprocal access between
appropriate properties will be encouraged.

2.3.7 Regional
Transportation
Management

Regional Planning Programs
and Growth Management

Several State and regional programs have been
developed to improve air quality and traffic con-
gestion in the San Diego region. Among other
elements, these programs focus on improving the
balance between the single-occupant automobile
and other transportation options. In addition,
requirements have been enacted to ensure that
local jurisdictions consider the effects of new
development on neighboring jurisdictions and re-
gional infrastructure.

These programs include the Regional Air Quality
Strategy (RAQS) and Congestion Management
Program (CMP). As part of the RAQS, Transpor-
tation Control Measures are being developed which
include a single occupant auto trip reduction strat-
egy. The Air Pollution Control District (APCD) is
also developing Indirect Source Controls to re-
duce traffic generated by employers and new
development. The CMP also includes the devel-
opment of a trip reduction ordinance and travel
demand element that promotes alternative trans-

portation modes. Furthermore, the CMP requires
the analysis of land use environmental and re-
gional cumulative impacts to the regional trans-
portation system. Early coordination with adja-
cent jurisdictions, Caltrans and transit agencies is
also required.

One of the most important 1and use/transportation
recommended actions of the CMP is the develop-
ment of design criteria or guidelines that enhance
opportunity for transit oriented development to
improve accessibility for pedestrians, bicycles
and transit.

Theregional programs place certain requirements

uponlocal jurisdictions and private projects. These

requirements, fully described in the following

documents available at APCD and SANDAG,

promote travel reduction and enhance regional air

quality and encourage transit oriented develop-

ment:

. Regional Growth Management Strategy
(RGMS)

. APCD Proposed Regulations XIII - Trans-
portation Control Measures

. Regional Air Quality Strategy (RAQS)

. Congestion Management Program (CMP)

. Regional Transportation Demand Manage-
ment Program

. Regional TDM Program - Employment
Traffic Element

. Pedestrian Access Program

As mentioned above, these programs offer oppor-
tunities and requirements for the jurisdictions and
private development to implement specific pro-
posals.

Transportation Management

As part of the Specific Plan Circulation Element,
Transportation System Management (TSM) and
Transportation Demand Management (TDM)
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techniques are proposed to allow for cost-effec-
tive methods of improving traffic conditions. Road
system expansion alone should not be solely relied
upon to serve all projected circulation needs within
the East Otay Mesa Specific Plan. TSM and TDM
techniques will have to be incorporated as an
integral part of the transportation system in the
future. The above mentioned regional programs
require that TSM and/or TDM programs be devel-
oped for projects, consistent with specified poli-
cies or guidelines. The recommendations pre-
sented in the Specific Plan Circulation Element
are developed in accordance with all appropriate
State and County programs.

Transportation System Management (TSM):
Transportation System Management techniques
are generally considered low cost methods of
improving the transportation system capacity, rela-
tive to the costly capital improvements. These
methods involve changes and modifications to the
existing transportation system that allow improve-
ments in the system operation, without major
capital expenditures. Caltrans defines TSM
projects as those projects designed to increase the
number of person trips which can be carried on the
system without significantly increasing the design
capacity or the number of through lanes.

A variety of TSM techniques were considered
during the development of the Specific Plan Cir-
culation Element. The applicability of each TSM
technique for implementation at specificlocations
intheroad system will be determined at the project
specific design stage. The following are included
as part of the East Otay Mesa Specific Plan Circu-
lation Element to be implemented as appropriate
for each future project:

. Auxiliary lanes, such as acceleration and
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deceleration lanes

. Intersection improvements including addi-
tional turn lanes, channelization, and
implementation of signal coordination

. Restrictionofon-street auto and truck parking

. Commuter information systems, such as
changeable message signs, highway advi-
sory radio, computer bulletin boards, tele-
phonecall-insystems, andrelated lines with
other city or state traffic operations centers,
possibly in connection with the border cross-
ing. Caltrans has the responsibility forimple-
mentation of commuter information sys-
tems along their freeway and tollway right
of ways.

. Improvements designed to assist traffic flow
related to transit vehicles, such as bus turn-
outs and signal preemption systems.

Depending on the nature and type of anticipated
development, theseimprovements will berequired.

Transportation Demand Management (TDM):
Transportation Demand Management programs
are intended to reduce the number of vehicle trips
inthe circulation system. TDM techniques can be
an effective tool in reducing air pollution, as well
as traffic congestion. SANDAG has developed a
comprehensive Regional TDM Program for the
County of San Diego. Thebusinesses in East Otay
Mesa may be required to participate, plan, and
maintain TDM programs consistent with all ap-
propriate State, Regional and County guidelines,
policies and requirements.

Potential TDM techniques that could be appropri-
ate for incorporation into the various TDM plans
include but are not limited to:



. Flexible work schedules to reduce demand
during the peak commuting periods

. Compressed work week to reduce the num-
ber of commuting days

. Carpooling and van pooling

. Employer subsidized transit passes

. Provision of bike storage areas and showers
at places of employment to encourage the
use of bicycles for commuting

. Provision of transit or shuttle service from
work sites to transit transfer nodes on the
western edge of the Specific Plan Area

. Tele-commuting

. Preferential carpool parking

Regional Transportation
Management Policy

Policy C-13: Promote a variety of techniques to

maximize the efficiency of the existing and planned |

transportation network.

Implementation: The County will work with

other agencies in the region to comply with the

San Diego County Regional Growth Management
Strategy (RGMS), Congestion Management Pro-
gram (CMP), and Air Quality Plan Transportation
Control Measures. Businesses within East Otay
Mesa will need to comply with any Regional
Transportation Demand Management (TDM) Pro-
gram as it is promulgated.

2.3.8 Phasing

Considerations and
Traffic Monitoring

The intent of the Specific Plan is to allow develop-
ment in East Otay Mesa to occur in response to
market forces. The property owners have ex-
pressed a strong desire to maintain a phasing
flexibility to allow individual property owners to
have the option of responding to industrial, com-
mercial, and residential real estate market de-
mand, while maintaining adequate levels of pub-
lic and private services and facilities.

Existing transportation facilities that provide re-
gional connection to Otay Mesa (City and County
portions) are congested. Otay Mesa Road and
Heritage Road (Otay Valley Road) both indicate
capacity deficiencies. Assuming thatroads canbe
improved, development in the City of San Diego
portion of Otay Mesa is likely to take place within
the same time frame, or ahead of, development in
East Otay Mesa. Therefore, in phasing consider-
ations, the mutual interests of the City and County
must be taken into account.

The best opportunity for providing additional ve-
hicular capacity on Otay Mesa is the extension of
the SR-905 freeway to Heritage Road along the
expected ultimate alignment of the route. Suchan
improvement would be subject to the environ-
mental review process for the entire SR-905 free-
way improvement. The extension of the SR-905
freeway to Heritage Road would make it possible
todevelop atotal of 1,000 additional gross acresin
addition to the existing development at Otay Mesa,
which could be allocated as SO0 gross acres in the
City and 500 gross acres in the County. The SR-
905 extension was judged to be the most appropri-
ate means of increasing vehicle capacity on Otay
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Mesa. Other alternatives, including the possible
use of existing arterial roads feeding into the Palm
Avenue interchange, were studied and deemed
infeasible.

Phasing and Monitoring
Policies

Policy C-14: Workwith the City of San Diego and
Caltrans to expedite the construction of the SR-
905 freeway. Support the extension of SR-905 to
Heritage Road as an early first phase improve-
ment.

Implementation: The County will maintain con-
tinuing contact with the City of San Diego and
Caltrans to keep abreast of funding developments
pertaining to the Intermodal Surface Transporta-
tionEfficiency Act ISTEA) and the North Ameri-
can Free Trade Agreement (NAFTA), to take
advantage of any funding opportunities including
demonstration grants. The County will assess
whether fair share funding by property owners can
help expedite the SR-905 extension.

Policy C-15: Monitor traffic growth in East Otay
Mesa and its effects on the transportation system.

Implementation: Due to the location of this
project, where development circumstances may
change as a result of national or regional agree-
ments and/or facilities and to ensure that Specific
Plan assumptions on the nature of future industrial
development in this area is validated, a traffic
count monitoring report will be prepared annually
or more frequently if determined necessary by the
County, to assess impacts of development in East
Otay Mesa. The reports will analyze land use
development to validate a number of factors in-
cluding trip generation and modal split character-
istics as well as other issues such as transit service.
Prior to the issuance of any building permits in
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East Otay Mesa, the County shall establish a
baseline condition for daily traffic volumes (ADT)
on the facilities to be monitored. These facilities
will include:

. Otay Mesa Road (east of Harvest Road)

. Airway Road (east of Paseo de la Americas)

. Siempre Viva Road (east of Paseo de la
Americas)

The County, with funding from property owners,
will compare the traffic volumes after develop-
ment to the baseline condition. Until all necessary
improvements are in place, the report shall be
repeated annually, or more frequently if deter-
mined necessary by the County.

Property owners may, at their expense, conduct
24-hour traffic counts at the driveways of indus-
trial development in East Otay Mesa on a periodic
basis to provide supplemental information to verify
traffic generation rates for industrial develop-
ment.

2.3.9 Other Regional
Circulation
Considerations

The East Otay Mesa Specific Planislocatedin one
of the fastest developing urban areas in the nation.
The proposed expansion of Brown Field General
Aviation Airport, proposed rail transit service,
two planned freeways, the expansion of Otay
Mesa International Border Crossing, potential
freight rail service and possible new border cross-
ing in the project area, represent a need for on-
going interface between all regional transporta-
tion modes and systems throughout the develop-
ment process. Intermodal freight shipping is of
particular importance to this region due to the



proposed industrial character of the Specific Plan
and international trade potential provided by prox-
imity to the international border.

Possible International Border
Crossing and Possible New
Highway Extension East of the
SR-125/905 Interchange

With the impetus of the Intermodal Surface Trans-
portation Efficiency Act(ISTEA) of 1991 and the
North AmericanFree Trade Agreement (NAFTA),
Caltrans is reviewing and evaluating the feasibil-
ity of establishing an additional border crossing in
Otay Mesa as shown on Figure 2-12, Circulation
Plan. This future crossing would be located in the
East Otay Mesa Specific Plan Area, about 2 miles
east of the existing Otay Mesa Border Crossing. If
implemented, the future crossing would connect
directly with existing and planned toll roads on the
Mexicanside. Onthe U.S. side, aroad connection
is also necessary.

If a future border crossing is established, a new
freeway connection easterly of SR-905 will most
likely be made. Preliminary concepts indicate that
SR-905 and SR-125 would form a complete free-
way-to-freeway interchange with local access to
Otay Mesa Road or Harvest Road. The new
freeway would have arterial street interchanges at
Enrico Fermi Drive and the Loop Road east of
Alta Road.

If the future border crossing is implemented, the
East Otay Mesa Specific Plan shall be reviewed
and appropriate revisions made.

Other Circulation

Consideration Policies

Policy C-16: Assure that necessary road im-
provements are provided to mitigate project im-
pacts.

Implementation: The County shall not grant
tentative approval of any proposed subdivision
map or discretionary permit until a traffic study is
conducted and conditions are imposed on the
projectto ensure that the project complies with the
Public Facility Element. Applicants for discre-
tionary permits shall be required to comply with
the requirements of a Regional Transportation
Financing Program to pay their fair share of off-
site transportation linkages, if such a program is
adopted by the Board of Supervisors.

Policy C-17: Support a future international bor-
der crossing in East Otay Mesa.

Implementation: If the appropriate federal gov-
ernment agencies approve the siting of an addi-
tional international border crossing in the East
Otay Mesa Specific Plan Area, the Specific Plan
shall bereviewed by the County to ensure Specific
Plan compatibility and consistency with the pro-
posed location. Although the location of this
facility was analyzed in detail during preparation
of the Specific Plan, it is recognized that a future
amendment of the East Otay Mesa Specific Plan
may be required to accommodate this facility in
light of any changed circumstances. Land uses
and planned transportation facilities in the Spe-
cific Plan shall be reviewed if the additional bor-
der crossing is approved to determine any neces-
sary changes to the Specific Plan.
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Although, thelocation of this facility as well as the
supporting transportation facilities have been ana-
lyzed in detail during the preparation of the Spe-
cific Plan, due to the potential for a significant
change in circumstances at the time of appropriate
approvals of this facility by the responsible agen-
cies, itis proposed that a future amendment of the
East Otay Mesa Specific Plan may be required to
accommodate this facility specifically including
changes to theland use and circulation €lements of
the Specific Plan.
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2.4  Urban Design

Element

GOAL:

Promote well designed infrastructure, buildings
and landscaping, both in the public and private
realms, that create a distinct urban image and
establish a unique sense of identity for East Otay
Mesa.

The Urban Design Element of the Specific Plan
presents an overall urban design concept for East
Otay Mesa. The intent is to create a modern
industrial and business park with well-landscaped
streets and high quality structures that has a dis-
tinctive signature image. The elements of the
area-wide design concept and image are: the
preservation of prominent land forms and natural
features, a unified public streetscape, detailed
standards for design of private development and
public buildings, and specific recommendations
for special visual amenities such as plazas, parks
and public art. The combination of these elements
cancreate an area-wide image for East Otay Mesa,
to attract potential investment, tenants, and em-
ployees to the area.

Streetscape Plan

Figure 2-13, Streetscape Plan, indicates an overall
design theme for the public streetscape in East
Otay Mesa. The accompanying sketches, Figures
2-14 through 2-22, indicate an urban design that
includes concept street trees and parkway setback
softscaping for different roads in East Otay Mesa.
The LoopRoad, inclusive of Lone Star and Siempre
Viva segments, will continue the streetscape of
palm tree “grand alle” planting that currently
exists on the City’s portion of the Siempre Viva
Roadin Otay International Center. Newly planted
palms should be of the same size as those existing
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Public Right of Way

Transit Section
Figure 2-22

in the City. Otay Mesa Road, Airway Road, and
other north/south Major Roads will continue the
streetscape pattern established on the Brown Field
Business Park of alternating double rows of large
canopy trees. The streetscape plans for Industrial/
Commercial Collectors and Industrial/Commer-
cial Roads call for a single row of medium and
small evergreen street trees respectively with in-
formal alternating groves of trees in the parkway
setback landscape areas.

In order to enhance the streetscape and create a
distinctive image for East Otay Mesa, a custom-
ized street blade sign is recommended. This street
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MTDB Right of Way Landscape Setback

blade sign should incorporate a special design or
logo unique to East Otay Mesa.

Gateways and Open Space: Amenities such as
gateway structures and public open space should
be incorporated into the Regional Commercial
Center. Major gateways, incorporating appropri-
ate signage, and landscaping should be placed at
thetwo main entrances to the regional commercial
area from Otay MesaRoad opposite freeway ramp
terminals. A parkor plaza shall belocated near the
transit stop as an interface between the transit stop
and the commercial buildings. Although not re-
quired, public art is encouraged at this location.



Urban Design Policies

Policy UD-1: Encourage the preservation and
enhancement of visually prominent land forms
and areas of special scenic beauty, particularly
the San Ysidro Mountain foothills and the valley
walls of Johnson and O’Neal Canyons.

Implementation: Preservation of prominentland
forms and areas of scenic beauty described above
especially as observed from Circulation Element
roadways and Open Space Element trails, will be
implemented during the Site Plan review process
pursuant the Sensitive Resource Area Regulations
for parcels with a “G” Designator and the Com-
munity Design Review Area Regulations for par-
cels with a “B” Designator.

Policy UD-2: Implement a Streetscape Plan that
enhances the identity and image of the East Otay
Mesa Specific Plan Area. Coordinate the
Streetscape Plan for roads that are within the
jurisdiction of both the City and County.

Implementation: The Streetscape Plan for the
area shall be implemented as part of the roadway
design and construction.

Policy UD-3: Major public buildings such as the
Fire Station, and MTDB transit transfer station
should be unique signature pieces of architecture
that enhance the image of East Otay Mesa.

Implementation: The County and property own-
ers will work with the appropriate public agencies
to ensure high quality design in public buildings
and plazas, and to ensure that they contribute to a
consistent design theme for East Otay Mesa.

Policy UD-4: Promote aesthetic design of all
infrastructure and public works, including the
bridge overpass and abutment for SR-125 at Otay
Mesa Road.

Implementation: To achieve aesthetic design of
all infrastructure and public works, the County
and property owners will work with all appropri-
ate agencies involved to promote sensitive design
and incorporate special design features where
appropriate. The County will work with Caltrans
to encourage a high degree of landscaping along
SR-905 and SR-125 freeway corridors and archi-
tectural design of bridge structures to promote a
positive gateway image of the East Mesa as viewed
from the freeway and local streets.

Policy UD-5: Promote high quality design of
buildings and landscaping on private property
throughout East Otay Mesa to create a strong
identity and image of high quality urban design
Jor the area.

Implementation: To achieve a high quality of
building design and landscaping, the entire East
Otay Mesa Specific Plan Area zoned Mixed In-
dustrial and Commercial, excluding Rural Resi-
dential zoned areas, are given a “B” Designator
and are subject to the Community Design Review
AreaRegulations. The East Otay Mesa Site Plan-
ning and Design Guidelines of the Specific Plan,
under separate cover, will be adopted by the Board
concurrently with the Specific Plan to implement
this review.
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Policy UD-6: On-site landscaping along public
streets should be compatible and complementary
with the streetscape design of the public right-of-

way.

Implementation: Compatibility of on-site 1and-
scaping with the public streetscape will be re-
viewed as part of the “B” Designator Site Plan
review process.

Policy UD-7: All utility lines shall be under-
ground. Traffic signal vaults, electrical trans-
formers, telephone switchboards and other such
structures shall be located underground or appro-
priately screened with landscaping or architec-
tural treatment acceptable to the County.

Implementation: The County will coordinate
with San Diego Gas & Electric and Pacific Bell to
ensure that all electric, gas, and telephone lines
will be underground to the greatest extent pos-
sible. County staff will work to ensure under-
grounding or appropriate screening of transform-
ers, traffic signal vaults, telephone switching boxes,
and other such structures as part of the required
infrastructure improvement phase of the project.

Policy UD-8: Encourage placement of public art
in new development within the industrial and
commercial areas of East Otay Mesa.

Implementation: Although not mandatory, the
County and the Community Design Review Board
will encourage developers to include public art for
projects in the industrial and commercial areas.
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2.5 Public Facilities

Element

GOAL:

Provide infrastructure and public facilities in a
planned and orderly fashion which will accommo-
date the planned growth in East Otay Mesa while
meeting applicable County standards.

This element describes the infrastructure and pub-
lic facilities proposed for the East Otay Mesa. The
infrastructure and public services include water
supply, wastewater, reclaimed water, and storm
water. Public facilities and services include fire
protection, emergency medical services, law en-
forcement, solid waste disposal, and hazardous
materials protection. Child care is a semi-public
service that will be provided by non-profit organi-
zations, employers, and child care businesses.
The policies of this element have been developed
in conformance with the Public Facility Element
of the County General Plan and the Otay Subre-
gional Plan.

2.5.1 Water

East Otay Mesa is located in the southern service
area or Otay Mesa System of the Otay Water
District, a water purveyor serving the South San
Diego County region. There are numerous exist-
ing facilities in the Study Area as indicated on
Figure 2-23, Water Facilities Plan. Otay Water
District has indicated that there is currently suffi-
cient existing or planned water storage and trans-
mission capacity to accommodate developmentin
East Otay Mesa provided that regional water sup-
plies are met by the San Diego County Water
Authority and Metropolitan Water District. The
District’s planned water facilities are outlined in
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the Subarea Water Master Plan prepared for Otay
Mesa (May, 1991).

Thelocation and size of planned waterlines, pump
stations, and reservoirs that are expected to be
needed within the East Otay Mesa Specific Plan
Area are indicated on Figure 2-23, Water Facili-
ties Plan. The District may modify their plan as
needed.

Water Facility Policy

Policy PF-1: Require development proposals to
provide water service to meet the needs of devel-
opment in East Otay Mesa.

Implementation: Otay Water District will serve
the development of East Otay Mesa in conform-
ance with their Master Plan. Inordertoimplement
this master plan, a portion of the Specific Plan
Area adjacent to the eastern boundary shall be
annexed to Improvement District Number 7 of the
Otay Water District beforerecordation of any map
in that area.

Water transmission and storage facilities will be
constructed as indicated on the Water Facilities
Plan, Figure 2-23. Major capital improvements
required, for example, water storage reservoirs,
will be constructed by the District using revenue
generated from property owners. Facilities re-
quired for distribution to each property will be
included in road improvements to be constructed
before any Final Map can be recorded.

The water distribution system is generally located
in roadway right-of-way. However, if not, prop-
erty owners through the subdivision process shall
be required to reserve right-of-way easements for
water service lines as indicated in the Water Fa-
cilities Plan.
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2.5.2 Wastewater
Collection and
Treatment

Wastewater facilities do not currently exist in East
Otay Mesa. Furthermore, East Otay Mesa is
within the unincorporated area of San Diego
County and is not located within a Sanitation

District. ‘Otay Water District has indicated that

they are not interested in providing sewer service
to this area of the County. Therefore, a Sanitation
District for a wastewater collection system and
treatment needs to be formed for the East Otay
Mesa Specific Plan Area. In the short term, the
County has purchased 1.0 million gallons per day
(mgd) of capacity through the San Diego Metro-
politan Sewage System (Metro) from National
City. This capacity is being held by the Spring
Valley Sanitation District until a Sanitation Dis-
trict for East Otay Mesa is formed. When a
Sanitation District is formed for East Otay Mesa,
this capacity will be transferred to provide interim
sewage treatment capacity for approximately 500
gross acres (400 net acres) of industrial or com-
mercial development on a project by project basis.

To access this treatment capacity, East Otay Mesa
must connect to existing wastewater collection
sewers in the City of San Diego. The southern
watershed of the Study Area generally drains to
the Otay International Center (OIC) Line, cur-
rently stubbed out near the southwestern corner of
the planning area, see Figure 2-24. Some of the
basins within the southern watersheds will need
pump stations to access the OIC Line. The north-
ern portion of the Study Area dfains toward the
Prison Line, currently stubbed out at the State of
California Donovan Correctional Facility. In
order to use these collection lines, property own-
ers will have to pay a reimbursement fee, on a
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project by project basis, to secure capacity in these
sewer lines. Additional connection costs to pay
for pump stations and other improvements may be
charged by the Sanitation District.

Beyond this interim treatment capacity of 1.0
mgd, East Otay Mesa should consider two treat-
ment and disposal alternatives. The first is addi-
tional capacity in Metro. The second is on-site
sewer treatment. The first alternative is the pro-
posed plan alternative. Facilities required are
shown on Figure 2-24, Wastewater Facilities
Plan. However, Metro is part of a regional waste-
water master planning program called the Clean
Water Program and the costs of treatment under
the new program are uncertain at this time and
may prove to be extremely high. Furthermore,
capacity in Metro may not be available on a timely
basis.

Consequently, as an alternative to the proposed
option of using additional capacity in Metro, an
on-site sewer treatment plant was considered.
This second alternative would require developing
an on-site treatment facility totally independent
from Metro beyond the initial first phase of 1.0
mgd of sewer treatment capacity. Until more
specific information is available from the Clean
Water Program, it is recommended that a dual
planning process occur including consideration of
both Metro off-site and/or on-site treatment.

The County has recently undertaken an imple-
mentation feasibility study for an on-site sewer
treatment plant to examine in greater detail the
issues of facility siting, treatment methods, waste-
water effluent re-use and costs. The study is due
to be completed in 1994. The determination of
which treatment alternative is most appropriate
will be based on the timing of available capacity
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and cost, including cost of entitlement for an on-
site treatment plant, wet weather storage reser-
voirs, and possibly spray irrigation fields.

Wastewater Collection and
Treatment Policies

Policy PF-2: Forma Sanitation District to trans-
fer 1.0 mgd of initial wastewater treatment capac-
ity from Spring Valley Sanitation District to East
Otay Mesa to support the first phase of develop-
ment

Implementation: Application will be made for
the formation of a Sanitation District to the Local
Agency Formation Commission. Subject to fund-
ing by the property owners, the County Depart-
ment of Public Works will take responsibility for
formation of a Sanitation District and execution of
agreements.

The interim wastewater treatment capacity of 1
mgd will only be adequate to support a portion of
the ultimate wastewater treatment capacity that
will be needed to support the entire Specific Plan
Area. All development projects proposed prior to
establishment of the long-range wastewater treat-
ment strategy will be required to demonstrate the
availability of adequate wastewater treatment ca-
pacity.

Subdivision maps will not be allowed to be re-
corded for that portion of an existing parcel that is
beyond the ability of available interim wastewater
treatment capacity of 1 mgd. Phased recordation
of Final Maps will be based on allocation of this
interim capacity with subsequent recordation of
additional phases only after establishing the long-
range wastewater treatment strategy discussed
herein.



Policy PF-3: Provide a wastewater collection
system throughout East Otay Mesa.

Implementation: The wastewater collection sys-
tem is generally included inroad improvements to
be financed by property owners through a Local
Improvement District and/or impact fees. How-
ever, through the Subdivision process property
owners shall dedicate easements for any wastewa-
ter collection lines not in a road right-of-way.

Policy PF-4: Formulate a long-range plan for
wastewater treatment for East Otay Mesa proper-
ties with the San Diego Metropolitan Sewage
System (Metro). If Metro is unable to provide
wastewater treatment on a timely basis or if costs
prove to be extremely high, the option of an on-site
treatment facility shall be considered.

Implementation: The County will coordinate
with the Metro to provide the development of a
regional wastewater treatment system to serve the
East Mesa beyond the interim treatment capacity
described in Policy PF-2 above. In the event that
Metro is not available to meet the requirements of
East Otay Mesa in a timely and cost-effective
manner, the Sanitation District, subject to funding
by property owners, will plan, design, finance,
construct and operate an on-site wastewater treat-
ment facility. Future studies shall determine the
exact siting of the treatment plant.

2.5.3 Reclaimed Water

Based on Metro’s current plan, the reclaimed
water source for East Otay Mesa will be the
planned Otay Valley Treatment Plant which will
have complete reclamation capabilities. Metro
has indicated that local water purveyors (in this

case the Otay Water District) will also become the
reclaimed water purveyor. Although Otay Water
District will not own and operate the reclamation
plant, they will receive reclaimed water at their
districtboundary and then become responsible for
its distribution. If East Otay Mesa Sanitation
District develops its own on-site treatment and
disposal facility, then reclaimed water may be
wholesaled to Otay Water District for distribu-
tion.

East Otay Mesa development will be required to
install a dual water distribution system throughout
the development. Therefore, reclaimed water and
potable water lines will most likely be installed in
every roadway. The reclaimed water will be used
for streetscapes and industrial development land-
scaping. Some buildings could possibly be
plumbed with reclaimed water for toilet flushing
or processing water. Use of potable water in the
reclaimed water system for irrigation could poten-
tially be permitted until reclaimed water becomes
available.

Figure 2-25, Reclaimed Water Facilities Plan,
indicates the facilities proposed for an areawide
reclaimed wastewater system.

Reclaimed Water Facility
Policy

Policy PF-5: Provide areclaimed water distribu-
tion system to conserve potable water usage.

Implementation: A reclaimed water transmis-
sion system will be installed to distribute re-
claimed water for streetscape landscaping and
possibly for toilet flushing or processing water.
The transmission system lines will be constructed
as part of the basic street infrastructure, to be
financed by the property owners.
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Generally, the reclaimed water supply system is
included in the roadway improvements. How-
ever, right-of-way easements for any supply line
outside of a roadway shall be required to be
dedicated by property owners as part of the Sub-
division process.

2.5.4 Storm Water
Drainage

Storm water runoff will inevitably increase with
development as permeable ground primarily in
agricultural uses is transformed into impervious
rooftops, parking lots and streets. Accordingly,
storm water drainage facilities will be needed to
accommodate development in East Otay Mesa.

Facilities needed to accommodate the runoff vary
between the three major watersheds in East Otay
Mesa, see Figure 2-26. The northern watershed
region made up of basins B and H drains to the
Otay River. Facilities in this basin require collec-
tion facilities only. The western watershed region
made up of basins I, J, K, L, M1, M2, P, Q, and R
drains to the City of San Diego. Collectionandon-
site detention facilities will be required for each
property to ensure that the peak runoff into the
City of San Diego does not increase above histori-
calrates. The southern watershed region, made up
of watershed basins D, E1, E2, F, and G drains to
Mexico. Based on international agreements, the
peak runoff into Mexico may not be increased
above historical rates. In order to accommodate
runoff, on-site detention basins will be required in
the western and southern watershedregion. These
detention basins are to be placed at the down-
stream end of each drainage area within each
existing parcel. As an alternative, regional deten-
tion facilities are planned in substitution for on-
site facilities in the western and southern water-

shed region. The western watershed region has
not been studied to provide for regional detention
basins and potential regional detention basin sites
have not been located. This alternative decreases
the number of detention basins , overall detention
basin volume, and the overall the detention basin
area. The construction and maintenance of these
detention basins will be the responsibility of ben-
efiting property owners or an assessment district.
On-site and regional detention basins are to be
designed so that the downstream discharge is no
greater than the predeveloped peak flow. Re-
gional detention facilities are less 1and consump-
tive, have lower capital and operating costs and
can be phased by drainage basin. However, they
have high up front costs compared to on-site
detention. Other smaller southern watershed ba-
sins are planned to have on-site detention.

The Clean Water Act strictly regulates non-point
source storm water pollution of the waters of the
United States. In California, the Clean Water Act
is administered by the State Water Resources
Control Board which issues Construction and/or
Industrial Permits to discharge storm water. Inan
industrial area, the primary source of non-point
pollution is oils from automobiles deposited on
roads and parking lots. The County of San Diego
is in the process of promulgating Best Manage-
ment Practices to implement the Clean Water Act.

Storm Water Drainage Policy

Policy PF-6: Provideastormdrainage system for
East Otay Mesa that minimizes surface water
degradation, reduces soil erosion, promotes natu-
ral beauty, and is otherwise consistent with the
Best Management Practices of the Clean Water
Act.

Implementation: Through the Subdivision pro-
cess, the County will implement the policy for

storm water drainage for East Otay Mesa in accor-
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dance with the Comprehensive Flood Control
Master Plan and Department of Public Works
administrative procedure. Construction of on-
site detention facilities will be the responsibility of
each property owner and are to be constructed at
the downstream end of the drainage area within
each subdivision. Maintenance of on-site deten-
tion facilities will be the responsibility of the
benefiting property owners. An easement show-
ing detentionbasin locations will be required to be
shown on subdivision maps. Should the property
owners elect regional detention facilities in lieu of
on-site detention facilities, the construction of
regional detention facilities are to be financed by
benefiting property owners through a financing
mechanism. Ongoing maintenance of the re-
gional detention facilities will be the responsibil-
ity of a benefit assessment district funded through
assessments levied on benefiting properties.

2.5.5 Dry Utilities

Dry utilities include electrical power, natural gas,
telephone, and cable television. Electrical power
and natural gas are provided by San Diego Gas and
Electric Company. Telephone is provided by
Pacific Bell. Service connection points currently
terminate at the western boundary of the site. No
off-site constraints were identified. The utility
lines will be underground in roadways in accor-
dance with company standards with the exception
of the 69 KV electrical line on Otay Mesa Road
and the 230 KV line on the eastern portion of the
Specific Plan Area. Other facilities such as trans-
formers should be located in underground vaults
or screened (See Urban Design Policy UD-7).

Dry Utility Policy
Policy PF-7: Coordinate with Franchise Utility

Providers to provide dry utilities to serve East
Otay Mesa.

Implementation: The County shall work with
San Diego Gas & Electric and Pacific Bell to
provide dry utilities to serve development in East
Otay Mesa as part of the subdivision process.

Through the subdivision process, the County shall
require property owners to dedicate utility ease-
ments for dry utility lines. These easements shall
be in conjunction withroad dedications whenever
feasible. This will be implemented as part of the
road improvements to be financed by property
owners.

2.5.6 Fire Protection and
Emergency Medical

East Otay Mesa is serviced by the Rural Fire
Protection District (RFPD) of San Diego County.
This district, which is independent of County
government, has the primary responsibility for
fire protection and emergency medical service in
all but a small portion of the northern area of East
Otay Mesa. A portion of the planning area gener-
ally west of Paseo de Las Americas, betweenLone
Star Road and Otay Mesa Road, is not located
within a structural fire protection district. Inorder
to provide service to this area, the optimum solu-
tion is to annex to RFPD.

Theclosest Rural Fire Protection District stationis
located at 14145 Highway 94 in Jamul, a 20 to 30
minute response time. Since the station is remote
it does not conform to the five minute response
time contained in the Public Facility Element of
the General Plan.

Other agencies also provide backup fire protec-
tion services to East Otay Mesa. The City of San
Diego will respond in situations requiring an un-
usually high level of fire protection resources,
based on amutual aid agreement between the City,

TWO-Plan Elements 75



the RFPD, and the State’s Donovan Correction
Facility. Additionally, because the Specific Plan
Area is located within the State Responsibility
Area, the California Department of Forestry has
the responsibility for wildland fires in East Otay
Mesa.

Emergency medical services are currently pro-
vided by contractors in Chula Vista and National
City. From either city the response time is 15
minutes. Advanced life-support ambulance ser-
vice is not currently provided to East Otay Mesa.
This response time does not conform to the five
minute response time contained in the Public
Facility Element of the General Plan as the mini-
mum objective for industrial development.

According to the RFPD, substantial new fire pro-
tection and emergency medical services are re-
quired to adequately service any new develop-
ment in East Otay Mesa. One alternative is to
build a new temporary or permanent fire stationon
a 1.5 net acre site at the intersection of Otay Mesa
Road and Alta Road, which was dedicated for that
purpose as part of a major use permit approval for
the Bradley Auto Storage Auction Pool, presently
Roberts Leasing. The temporary station would
needto be a facility whichincludes one bay-2,200
square feet and which is capable of accommodat-
ing an engine and quarters for a three person crew.
The ultimate station would need to be approxi-
mately three bay - 6,500 square feet and capable of
accommodating the engine, a truck, an additional
light vehicle and quarters for an eight person crew.
Fire fighters could be trained to provide emer-
gency medical services to provide combined fire
fighting and emergency medical services.

Another alternative, if cost effective, is to effecta
joint operating agreement or contract with the City
of San Diego to provide fire protection and emer-

76 East Otay Mesa Specific Plan

gency medical services for both the City and
County Otay Mesa. The City is planning to build
a fire station nearby Brown Field in the next two
years. There have been some preliminary discus-
sions with the City regarding this possibility.
Further coordination and discussion are taking
place at this time to determine the feasibility of
this proposal.

Fire Protection and Emergency
Medical Policies

Policy PF-8: The entire East Otay Mesa Specific
Plan Area shall be supported by adequate fire
protection and emergency medical services.

Implementation: The County will require all
properties that are not already in the Rural Fire
Protection District to either annex to RFPD or be
part of adistrict that contracts with the City of San
Diego for fire protection and emergency medical
services.

Policy PF-9: Provide adequate fire protection
and emergency medical services in East Otay
Mesa concurrent with need.

Implementation: The Rural Fire Protection Dis-
trict shall be responsible for providing fire protec-
tion services, either by operating from appropriate
facilities constructed at the 1.5 acre site near Otay
Mesa and Alta Road, or alternatively, by contract-
ing with the City of San Diego for services.

The County will require evidence of provision of
adequate fire protection and emergency medical
services and facilities, with a financing strategy
acceptable to the fire agency, to be implemented
prior to recordation of final subdivision maps. All
property owners in East Otay Mesa will be re-
quired to participate in a funding strategy accept-
able to the fire agency to provide adequate fire



protection and emergency medical services prior
to recordation of subdivision maps and/or final
approval of any discretionary permits.

The costs of initial capital facilities and operating
costs will be financed by property owners through
a Local Improvement District and/or Mello-Roos
District. Ultimate needs for capital facilities could
be financed by property owners through an Impact
Fee District or other means.

2.5.7 Law Enforcement

Law enforcement duties are performed by the
County Sheriff’s Department. Currently, no sher-
iff facilities exist within East Otay Mesa. The
nearest station is the Imperial Beach Station, lo-
cated approximately 9-1/2 miles west of the west-
ern edge of East Otay Mesa. Depending on the
beat, the most recent data indicates a response
time of 16 to 29 minutes for priority calls, and 17
to 59 minutes for non-priority calls.

County standards for response time are estab-
lished in the Public Facility Element of the Gen-
eral Plan. In urban unincorporated areas such as
East Otay Mesa, the minimum acceptable re-
sponse time for priority calls is 8 minutes, and 16
minutes for non-priority calls.

The sheriff’s office has indicated the need for a
new sheriff’s substation on East Otay Mesa to
provide law enforcement services at the onset of
development since response time goals could not
possibly be met from the existing Imperial Beach
substation. Initially, the facility could be under
1,000 square feet to accommodate the needs of
three deputies each operating on an eight and a
half hour shift. Ultimately, to ensure 24 hour
service, the substation will need to be expanded up

to 4,000 square feet to accommodate the needs of
three deputies per shift. It is proposed that the
sheriff’s substation be built on the same site which
has been dedicated to the RFPD for a fire station
at Otay Mesa Road and Alta Road. The areaof the
site is large enough to accommodate both the fire
and sheriff station facilities since the site coverage
of both buildings is only 15 percent of the site.

Law Enforcement Policy

Policy PF-10: The County shall provide law
enforcement services for East Otay Mesa consis-
tent with Countywide policies.

Implementation: Law enforcement will be pro-
vided by the County Sheriff. Countywide policies
shall establish financing methods for law enforce-
ment facilities. The County shall evaluate the cost
effectiveness and feasibility of joint siting a sheriff's
substation with a fire facility. East Otay Mesa
property owners may choose to augment the
Sheriff's standard service level with a benefit
assessment for higher service levels or with pri-
vate security patrols if they desire additional law
enforcement.

2.5.8 Child Care

The Public Facility Element of the County Gen-
eral Plan and the Otay Subregional Plan contain
policies encouraging the provision of child care
for new development, particularly at places of
work. Policy 3.1 of the Public Facility Element
states that: *“The County will work to ensure that
child care facilities are available when needed by
new development.” Moreover, modern industrial
and business parks of the level of quality envi-
sioned in East Otay Mesa have increasingly pro-
vided private child care facilities as an amenity to
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attract tenants and employees. For all these rea-
sons, provision of child care in East Otay Mesa is
strongly encouraged.

Data provided by the County Child Care Coordi-
nator indicates that there may be a substantial
demand for child care in East Otay Mesa. Popu-
lation estimates indicate that when East Otay
Mesa is built out, there may be a demand for child
care facilities to accommodate up t6'150 children.
Child care near the workplace is only workable
when it is located within very close proximity to a
parent’s workplace, generally within a half-mile
radius. For East Otay Mesa, this would imply a
need for at least two child care facilities. It is
possible that some child care facilities may be
provided by individual employers.

One of the advantages of child care near the
workplace s that it canreduce vehicle trip genera-
tion. Parents can use transit or car pool if their
children are near work, where otherwise they need
their car to commute to their daycare. One of the
child care sites should be located within the Re-
gional Commercial Center near to the light rail
transfer station. By locating the child care facility
close to the light rail transfer station, it will en-
courage parents to make child care part of the
commute trip, thus reducing vehicle-miles trav-
elled. This is consistent with the General Plan
Policy of locating child care near transit.

Child Care Policy

Policy PF-11: Encourage the development of
child care facilities as warranted in East Otay
Mesa.

Implementation: Child care facilities shall be
permitted in the commercial districts as desig-
nated in the Zoning Map, Figure 3-32, and Land
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Use Regulations of the Specific Plan and by minor
use permit in industrial designated districts.

2.5.9 Solid Waste

Inrecent years, the County hasinitiated a program
to reduce solid waste sent to landfill facilities and
maximize recycling of materials. The County has
recently passed an ordinanceregarding solid waste
and goals for recycling of solid waste materials.
The ordinance requires that industrial businesses
separate the following materials for recycling:
dirt, land clearing brush, asphalt, concrete, sand
and rock. Office buildings and hospitality facili-
ties are also required to recycle materials appro-
priate to the use such as: aluminum, corrugated
cardboard, paper, glass jars and bottles, etc.

The County is also in the process of developing
standards regarding on-site storage of recyclable
materials. For each type of land use, the size and
type of area to be set aside for recycled materials
will be specified. Facilities for bailing recyclables
will also be encouraged, particularly for industrial
uses, so by-products of production can be sold for
reuse. Reuse of landscape debris such as mulch
will also be a priority. Businesses in East Otay
Mesa will need to comply with these new stan-
dards and guidelines in order to minimize solid
waste generated from the area. The City and
County of San Diego have jointly established a
Market Development Recycling Zone to encour-
age the recycling businesses to locate in Otay
Mesa.

Solid waste and recycling collection services for
East Otay Mesa will be provided by private opera-
tors under permit by the County.



The solid waste disposal facility which currently
serves the East Otay Mesa is the Otay landfill. It
is anticipated to reach capacity between the years
2000 and 2005, and a new landfill facility will be
required. The County is currently conducting a
study and EIR for three alternate 1and fill sites, one
of which is within East Otay Mesa in the eastern
hillside area, see Figure 1-S. Inthe event that none
of the landfill sites prove feasible, there may notbe
adequate solid waste disposal facilities to support
future development in the South County area in-
cluding the East Otay Mesa Specific Plan Area.

Solid Waste Policies

Policy PF-12: Provide solid waste and recycling
collection services for East Otay Mesa.

Implementation: A private operator will provide
solid waste and recycling collection services un-
der permit from the County.

Policy PF-13: Promote recycling of waste mate-
rials generated by businesses in East Otay Mesa.

Implementation: All businesses will need to
abide by all County ordinances for solid waste
management. The Site Planning and Design Guide-
lines require that enclosed areas be set aside for
storage of solid waste and recyclable materials.

Policy PF-14: Support the County’s effort to find
a site for a new solid waste disposal facility to
serve the South County area.

Implementation: The County will continue ef-
forts to locate a new solid waste disposal facility to
serve the South County area.

2.5.10 Hazardous Materials

Hazardous materials are regulated primarily by
the County Department of Environmental Health
Services. Permits are required for the storage and
use of certain types and quantities of materials.

Other public agencies are also involved in the
regulation of hazardous materials, depending on
the types of hazardous materials involved. For
example, the Rural Fire Protection District has
regulations regarding flammable materials, and
the Air Pollution Control District regulates the use
of chemicals that will be emitted into the air. The
County Department of Environmental Health Ser-
vices directs businesses to the appropriate agency
for all required permits.

The Hazardous Incident Response Team (HIRT)
program provides the County with highly trained
teams ofhazardous materials expertstorespondto
any chemical emergencies. HIRT is managed
under ajoint powers agreement between the County
and all the cities within San Diego County. The
HIRT would respond to hazardous materials inci-
dents in East Otay Mesa.

Hazardous Materials Policy

Policy PF-15: Apply Countywide policies to
provide for regulation and inspection of the stor-
age and handling of hazardous materials, as well
as response to emergency incidents involving haz-
ardous materials.

Implementation: The County Department of
Environmental Health Services and City/County
Hazardous Incident Response Team are respon-
sible for hazardous materials countywide.
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2.6  Facility Phasing,
Financing, and
Implementation

GOAL:

Provide adequate public facilities at the time of
need to serve East Otay Mesa in a planned, or-
derly fashion, phased in response to market de-
mand, financed through the equitable participa-
tion of all affected property owners and develop-
ers, and implemented through public-private part-
nership arrangements.

The Otay Subregional Plan requires that public
facility improvements for East Otay Mesa be
“financed through the equitable participation of
all affected property owners and developers.” It
further requires that a facilities phasing and fi-
nancing strategy plan be prepared, where public
and private services and facilities would be avail-
able prior to the needs of development and located
in response to the market demand.

This section of the Specific Plan describes the
proposed phasing and financing strategy for pub-
lic facilities in East Otay Mesa. The financing
strategy primarily addresses the capital facilities
that are of areawide benefit and will be financed
equitably by all the property owners. Operating
and maintenance type expenses which are not to
be paid out of the County’s General Fund are also
discussed.

There are five categories of public facility im-
provements that are of areawide benefit, and which
shall need to be financed jointly by the property
owners in East Otay Mesa:
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On-Site Roads and Infrastructure: These
facilities include the basic network of roads
with utility lines in the right-of-way. It
should be noted that for roads, the facilities
that are considered to be “general interest
portion” are the improvement of the median
and center lanes as well as intersection
signalization and safety lighting. The “lo-
cal interest portion” of roads includes the
improvement of the road lanes fronting a
privately owned parcel which are the re-
sponsibility of the property owner. In addi-
tion, the property owner is responsible for
all other frontage improvements, including
curbs, gutter, sidewalk, streetlighting, park-
way, landscaping and contribution to local
intersection signalization as warranted.

On-Site Capital Facilities: These include
buildings for public services, like a fire
station, wastewater treatment facility, or
storm water detention facilities.

On-Site Operation and Maintenance: Prop-
erty owners will need to finance the on-
going operation and maintenance costofthe
following public facilities: fire protection
and emergency medical services, streetlight-
ing and landscaping, and regional storm
water detention facilities.

Off-Site Roads: Road improvements out-
side the Study Area that are necessary to
accommodate traffic generated by East Otay
Mesa Development. East Otay Mesa prop-
erty owners shall be responsible for their
“fair share” of the construction cost of these
road improvements.



5. 'Off-Site Capital Facilities: Regional facili-
ties such as a regional wastewater treatment
plant, for which East Otay Mesa property
owners shall contribute their “fair share.”

6.  Public Transit Service: Property owners
may be asked to finance local bus service
through a local improvement district in ac-
cordance with County and MTDB transit
policies.

These facilities are discussed in depth in the Cir-
culation Element and Public Facility Element.

The facility phasing and financing plan herein is
intended as a guide and general direction for
capital improvements. Implementation will need
to take into account key factors which will change
over the course of the area’s development, includ-
ing:

. Rate/Intensity and Location of Development
. Facility Capacity Determination

. Sources of Financing

. Land Secured Public Debt Lien-to-Value

Ratio
. Land Value
2.6.1 Public Facility
Phasing

The Otay Subregional Plan allows development to
proceed as one geographic phase. However, the
planalso allows non-geographic phasing of devel-
opment if adequate public facilities and services
are provided.

In order to accommodate a non-geographic phas-
ing plan, on-site and off-site facility demand and
phasing was analyzed in a comprehensive pro-

cess. Alternatives for on-site backbone facilities
(primarily roads, wastewater treatment, and storm
water drainage facilities) were analyzed to deter-
mine which increments were most critical to the
development and which were to benefit most of
the property owners. Simultaneously, the capac-
ity of off-site facilities was analyzed to determine
the thresholds of on-site development which fa-
cilities could support. Cost estimates were pre-
pared for the recommended on-site and off-site
facility improvements. These cost estimates were
compared to the estimated land secured public
debt financing capacity for the recommended first
phase improvement plan, based on the currently
acceptable lien-to-value ratios for the Specific
Plan Area.

Phase One

Based on this analysis, it was determined that the
recommended first phase of public facilities in
East Otay Mesa should be of a magnitude to
support 500 gross acres of development (equiva-

~ lent to 400 net acres). A key factor in this deter-

mination was the availability of wastewater treat-
ment facilities from Metro. A million gallons per
day of treatment capacity has been acquired for
East Otay Mesa, which is enough to support 500
gross acres of development. Currently, an on-site
sewer treatment study is underway that evaluates
the potential feasibility of a treatment plant in
Otay Mesato serve future development. Afterthat
point, if additional capacity cannot be acquired
from Metro in a timely and cost-effective manner,

. it may be necessary to build an on-site treatment

plant. Building an on-site treatment plan would be
amajor undertaking, requiring years for planning,
permitting and construction, and thus would be a
major threshold for development in East Otay
Mesa.

The financial analysis also indicated that the Spe-
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cific Plan Area had an acceptable lien to value
ratio for a Local Improvement District, (see Glos-
sary for definition) to issue land secured public
debtinstruments to finance the recommended first
phase “backbone” on-site roadway and infrastruc-
ture plan, as well as other capital facilities. Addi-
tional on-site improvements beyond what is rec-
ommended may be dependent on the amount of
funding required contributions for off-site road-
way improvements. '

The East Otay Mesa property owners are encour-
aged to form a Local Improvement District to
implement the coordinated recommended first
phase of improvements as recommended in the
Specific Plan. However, it is recognized that the
implementation of all the recommended first phase
improvements may require significantinitial capi-
tal funding. Moreover, the recommended first
phase improvements are based on current infor-
mation and circumstances. Therefore, the prop-
erty owners, subject to County approval, have the
option ofimplementing alternative phased facility
improvements for individual development pro-
posals provided adequate facilities and services
are provided. Ifinitial development proposals are
required to improve needed facilities beyond their
"fair share", the County may enter into reimburse-
ment agreements with affected property owners.
The purpose of these agreements is for the County
to reimburse these property owners by collecting
funds from subsequent development proposals
that will utilize the facilities.

It should be pointed out however, that all Tenta-
tive Maps in the Specific Plan Area will be condi-
tioned to required initial developers in the East
Otay Mesa to not oppose formation of future
Improvements Districts to the extent allowable by
State law. This requirement may further expedite
the reimbursement of funds to the initial develop-
ers.
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The recommended first phase, capital facilities
are described as follows:

1.  Acquisition of Metro Capacity for Waste-
water Treatment

The County has purchased 1.0 million gallons per
day capacity of San Diego Metropolitan Sewage
System (Metro) treatment capacity from National
‘City, which -accommodates 500 gross acres of
development. This capacity is being held in the
interim by the Spring Valley Sanitation District
until the East Otay Mesa Sanitation District is
formed. East Otay Mesa property owners will
reimburse the Spring Valley Sanitation District,
over a period of ten years, once the East Otay Mesa
Sanitation District is formed. Fair share reim-
bursement charges have to be paid at the building
permit stage for the connection to the Otay Inter-
national Center (OIC) and Pump Station and to the
Prison Sewer Line on a project by project basis.

2.  Fair Share Contribution to Off-Site Roads,
If Required

There is currently no or very limited existing off-
site road capacity to accommodate development
in East Otay Mesa. Any improvement of off-site
roads would improve accessibility in the City’s
portion of the Mesa. It may prove feasible to share
off-site road improvement costs with the City of
San Diego. Other jurisdictions may also benefit
by off-site road improvements.

Assuming improvements to off-site road capacity
would be shared with the City’s West Otay Mesa,
City/County staff studied off-site road improve-
ment options to service 1,000 acres of develop-
ment, half in the City and half in the County.
Summarized below are four alternatives, the first
three of which produced this capacity and would
involve some freeway improvement.
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Off-Site Road Improvements
Figure 2-27
A. Build an interim extension of SR-905 east did not meet the 1,000 acre capacity objec-
to Heritage Road; and improve east/west tive.
arterials to County jurisdictional border,
see Figure 2-27, Off-Site Road Improve- Alternative A is by far the least costly option that
ments; meets the objective of 500 gross acres of develop-
ment in the Specific Plan Area. It assumes 500
B. Buildinterim SR-125 to Otay Mesa Border gross acres of development would be allocated to
Crossing for north-south capacity, and up- the City’s West Otay Mesa. The other alternatives
grade one east-west arterial to 6 lanes to the have higher costs or do not meet the capacity
existing improved terminus of SR-905; objectives. Figure 2-27, Off-Site Road Improve-
ments shows the preferred alternative that would
C. Build interim SR-905 to the Otay Mesa provide capacity for the full first phase of develop-
Border Crossing; ment.
D. Use of major arterial roads, including Otay The availability of public or toll authority funding

‘Mesa Road, Siempre Viva Road, and Air-
way Road, and feeding traffic to Heritage
Road. From Heritage Road, traffic would
flow north to the new freeway interchange
at Palm Avenue and I-80S. This alternative

for the design and construction of SR-905 (by
Caltrans) and SR-125 (by California Transporta-
tion Ventures) is critical to the determination of
the amount of off-site road contributions required
from East Otay Mesa property owners. Currently,
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there is only funding for preliminary design and
the environmental reports necessary for the route
adoption procedure. Caltrans has indicated that if
funding for design and construction were avail-
able, freeway improvements would not be open to
traffic until late 1997 or early 1998. See the
Circulation Element Technical Report for a more
detailed discussion.

3.  On-Site Roads and Infrastructure
Facilities:

There are two alternative approaches to the first

phase of road improvement plans, as depicted in

Figures 2-28 and 2-30. Infrastructure included in

Phase One roads right-of-way include:

. Water Distribution System

. Wastewater Collection System »

. Reclaimed Water Distribution System

. Storm Water Drainage Collection System

. Dry Utilities - Telephone, Gas, Electric
Power, and Cable TV

The proposed Phase One road improvement plan
may be considered the minimum backbone road
system providing a loop of Otay Mesa Road to
Siempre Viva Road, see Figure 2-28. This alter-
native is preferred because it is less costly and
more financially feasible to construct. The alter-
native expanded Phase One road plan is preferred
by the property owners, see Figure 2-30, which
also includes Lone Star Road in the initial con-
struction. This alternative would provide greater
access, however, it is more costly.

Land acquisition and construction cost of the
backbone areawide “general interest portion” share
of roads, as defined by Board of Supervisors
Policy J-16, and the County Road Policy, dated
March 20, 1962, is to be financed by all the
property owners by means of a Local Improve-
ment District and local impact fee. Land acquisi-
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tion and construction cost of the 1ane and parkway
adjacent to private property or the “local interest
portion,” asdefined by Board of Supervisors Policy
J-16, and the County Road Policy, is the financial
responsibility of property owners at time of devel-
opment.

It should be noted that certain portions of planned
roads are located on the City/County jurisdic-
tional boundary, with the centerline of these roads
serving as the boundary. It is assumed that the
allocation of the responsibility of financing for
roadway improvements will be on the basis of

property frontage.

In implementing State Route 125 and/or 905,
Caltrans has indicated that it will be responsible
for financing the design, land acquisition and
improvements. This will include signalization of
the portion of Otay Mesa Road between the ramps
termini that facilitate access to the freeway. The
financial participation would be negotiated by the
City, County and Caltrans as part of a Freeway
Agreement.

The key variable in deciding whether to build the
minimum (Figure 2-28) or the expanded (Figure
2-30) road network in Phase One is the cost of fair
share contributions to off-site roads. If the costis
high, possibly only the minimum road system is
affordable. Moreover, the expanded network is
best-timed to coincide with the construction of the
Lone Star ramps of SR-125. Those ramps will be
built after construction of an interim SR-125, ata
point in time when demand warrants.

Theindividual property ownershave the option of
improving facilities beyond their fair share to
allow for expedited improvements to their proper-
ties. Reimbursement agreements may be ex-
ecuted for reimbursements in such situations.
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Figure 2-28, Phase One Improvement Plan
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Figure 2-31, Alternative Phase Two Improvement Plan
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4. Fire Station

Prior to any development in East Otay Mesa, an
adequate level of fire protection and emergency
medical services must be assured. There are two
options for providing capital facilities to accom-
modate the first phase of development:

. Build an interim fire station at the site which
has been dedicated at Otay Mesa and Alta
Road.

. Alternatively, the Rural Fire Protection Dis-
trict would coordinate with the City of San
Diego to share the capital and operating cost
of a fire station planned at Brown Field.

Capital as well as operating costs for fire protec-
tion canbe financed by established funding mecha-
nisms such as a combination of a Local Improve-
ment District and impact fees.

Phasing Thresholds and Pace
of Development

Table 2-2, Recommended Key First Phase Im-
provements, indicates critical thresholds for con-
struction of major public facilities. Table 2-3,
Recommended Phasing Plan, summarizes the phas-
ing plan, showing the first phases of development
and the ultimate buildout condition.

Based on the Market Study prepared for the Spe-
cific Plan, the earliest point at which development
would begin is 1998. If Otay Mesa Road is
widened to six lanes, some modest capacity will
be available in 1995. However, due to off-site
roadway constraints, significant development will
not be in place until late 1997 or early 1998 at the
earliest, assuming freeway and local off-site road-
way capital costs are funded. Under one scenario,
land would be absorbed slowly in the early years

since it is competing with the City's West Otay
Mesa industrial areas which are more centrally
located and have infrastructure. In the first years
of development, the first400 net acres or 500 gross
acres will be built. Another scenarioindicates that
development of East Otay Mesa could be delayed
until all of the adjacent City industrial land is built
out, and then rapidly built out in the following
years.

Ultimate Buildout

Subsequent phases of public facilities are to be
built commensurate with the pace of develop-
ment. Figures 2-29 and 2-31, Phase Two Im-
provement Plans, show the alternatives for the
ultimate buildout of the facilities that will be
jointly financed by the property owners. If the
pace of development is fairly rapid, with a large
amount at the outset and a steady pace thereafter,
it may be possible to build improvements in one
large second phase possibly financed by a Local
Improvement District impact fees. Alternatively,
it may be necessary to build the improvements in
smaller phases over alonger period of time possi-
bly financed by reimbursement agreements and
impact fees. Capital improvements and necessary
public services would be provided prior to the
time of need, based on the rate of development.

Public Facility Phasing

Policies

Policy F-1: Phasing of development shall be non-
geographic.

Implementation: The County will require the
provision of adequate facilities and services as
conditions of tentative subdivision maps to be
implemented prior to recordation of final subdivi-
sion maps.
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Table 2-2
Recommended Key First Phase Improvements

Wastewater Treatment  Secure 1 million gallons per day Metro capacity from National City.

Oft-Site Roads
Water
“On-Site Roads

Fire Protection

Policy F-2: Development within the East Otay
Mesa Specific Plan Area shall only be built to a
level supported by off-site facilities.

Implementation: As discussed above, the exist-
ing off-site transportation facilities are inadequate
to support the development of plannedland uses in
East Otay Mesa. The off-site wastewater treat-
ment and transportation public facilities to be
improved in the recommended initial phase would
be adequate to support 500 gross acres of develop-
ment. After the initial phase of public facilities are
built, the County will monitor off-site public facil-
ity capacity, especially wastewater treatment and
roadway capacity, to keep pace with the rate of
development in the East Otay Mesa Specific Plan
Area. The County will continue to coordinate
with CalTrans and the City of San Diego to pro-
mote the recommended initial and ultimate
buildout transportation facilities as described in
Policy C-15. The County will review off-site
roadway capacity pursuant to the Circulation/
Land Use Monitoring Program described in Policy
C-16. Prior to the discretionary permit approval,
the County will verify off-site facility capacity
and mitigation program for consistency with the
policies of the Specific Plan.
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Three options described above.
Facilities as per Otay Water District Master Plan.
‘Minimum foopToadway network.

Interim Fire Station or coordinate with City to provide joint services.

Policy F-3: On-site public facilities shall be
constructed as a coordinated program designed
to serve a specified threshold of development.

Implementation: The recommended first phase
(Phase One) and ultimate buildout phase (Phase
Two) of on-site facility improvements are de-
scribed above. However, the Specific Plan does
not preclude any individual property owner to
propose an alternative improvement phasing ap-
proach that provides adequate public facilities and
services in advance of development. The County

- will review and may approve alternative phasing

as part of an individual project discretionary per-
mit review process. This review process will
include analysis of existing and proposed on-site
roadway capacity required pursuant to the Circu-
lation/Land Use Monitoring Program described in
Policy C-16.

2.6.2 Financing Strategy

Capital Costs

The optimum strategy for financing capital facili-
ties needed as part of the initial phase of develop-



Table 2-3

Recommended Phasing Plan

Phase One Ultimate Buildout
On-Site Roads Proposed Plan: Proposed Plan:
¢ Otay Mesa Road See Figure 2-30
¢ Loop Road from Otay Mesa to Siempre Viva Alternative:
 Enrico Fermi Drive between Otay Mesa Road See Figure 2-32
and Airway Road, See Figure 2-29
Alternative:
e ._Add Lone Star Road, Airway Road
to Harvest Road and portions of Loop Road
and Enrico Fermi Drive
See Figure 2-31
Off-Site Roads ¢ Extension of SR-905 to Heritage ¢ Construct planned first phase
and local east-west arterial improvements as of SR-905, or SR-125 and fully
described in the Circulation Element of the improve and Otay Mesa Road between
Specific Plan, See Figure 2-28 SR-125 and SR-905
Water Supply ¢ Otay Water District existing and planned facilities |+ Otay Water District - Facilities built
and Storage adequate to serve Phase One as necessary
Water Distribution * Distribution lines in Phase One roads * Distribution lines in all Specific Plan
Circulation Element roads
Wastewater * Metro treatment of up to 1 million gallons * Proposed Plan: Metro Treatment Facilities
Treatment per day as per Clean Water Program
System ¢ Alternative: On-site treatment complex
Wastewater * Wastewater collection lines in * Wastewater Collection lines in
Collection Phase One Roads connecting to Metro's OIC all Specific Plan Circulation Element
and Prison Line roads
Reclaimed Water  Distribution lines in Phase One roads * Distribution lines in all Specific Plan

Distribution System

Circulation Element roads

Storm Drainage * Combination of on-site detention and * On-Site Detention
regional detention facilities in selected
southern watershed subregions
Fire Protection ¢ Interim fire station and equipment at ¢ Expanded fire station at Otay Mesa/

Otay Mesa and Alta Road site
* Alternative: Coordinate with the City to provide
joint facility and service

Alta Road site
* Alternative: Same as Phase One

TWO-Plan Elements 91



ment in the East Otay Mesa Specific Plan Area is
to use land-secured public debt instruments. This
type of financing would be obtained either through
the formation of a Local Improvement District,
used herein as a general term to apply to financing
available pursuant to formation of an Assessment
District (1911-1913 Improvement Acts), a Com-
munity Facilities District (1982 Mello Roos Com-
munity Facility Act), or some other Special Dis-
trict. The amount of public debt financing permis-
sible will be limited by the prevailing acceptable
lien-to-value ratio of the land after the public
improvements are constructed. Subsequent phases
of infrastructure and public facility improvements
would be financed either through: (1) Countywide,
Special District or local impact fees on develop-
ment collected when building permits are issued;
(2) additional public debtinstruments, which could
be issued based on the increase in lien-to-value
ratio of the land generated by earlier development;
and/or (3) revenue bonds issued by specific ser-
vice districts such as a Sanitation District.

Other sources of financing for specific types of
publicimprovements may alsobe available. These
include, but are not limited to:

1.  Intermodal Surface Transportation Effi-
ciency Act funding, channelled through
SANDAG, to pay for certain regional road
and transit improvements.

2. North American Free Trade Agreement
funding, channelled through SANDAG, to
pay for certain regional road and transit
improvements.

3.  California Transportation Ventures, a pri-
vate firm that may finance the SR-125 toll
road and improvements to Otay Mesa Road
between Piper Ranch and Sanyo Drive to
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facilitate access to the freeway.

4. Reclaimed Water Sales Revenue, which

wouldbe generated if an on-site wastewater
treatment plant is built and the Sanitation
District sells the treated wastewater.

5. Private Landowner Financing of Facilities

and applicable Reimbursement Agreements,
where the landowner constructs the facili-
ties with private resources, and the other
property owners who benefit from the im-
provement reimburse the initial contribut-
ing landowner in the future.

6. Community Development Block Grant
Funds could be used to finance first phase
public facility improvement design.

7.  Joint financing of shared public facilities

and associated pertinent costs with the City
of San Diego and/or the City of Chula Vista.

Operation and Maintenance
Costs

Most types of operation and maintenance costs
related to public facilities are provided for either
by the County General Fund or user fees or benefit
fees collected by a service provider. The County
collects property taxes and other general revenues
to pay for such services as 1aw enforcement. The
gas tax is used to pay for road maintenance.
Service providers, for example the Otay Water
District, collect fees for services provided. How-
ever, some types of operational and maintenance
services required in East Otay Mesa will not be
covered by either of these types of funding, so
other administrative and funding arrangements
are necessary. The following facilities will need
supplemental funding of on-going operation and
maintenance:



. Fire Protection and Emergency Medical
Services will require funding to supplement
the property tax revenues of the District.

. Regional Storm Water Detention

. Parkway Landscaping

County Service Areas, Community Facility Dis-
tricts, or Benefit Assessment Districts can be used
to collect special taxes or assessments to pay for
operation and maintenance expenses of public
improvements and services. Throughthese mecha-
nisms, property owners are billed on their prop-
erty tax bill for their pro-rated share of the opera-
tion and maintenance costs.

The San Diego County Street Lighting District
encompasses the entire County for the purpose of
maintaining street lights. As each parcel devel-
ops, it would be billed its share of district costs on
the property tax bill.

Financing Strategy Policies
Policy F-4: The initial and ultimate public facili-
ties are to be financed by all benefiting property
owners using various sources of public and pri-
vate financing.

Implementation: The County will work with the
property owners to secure appropriate public fi-
nancing for public facilities. Initial funding of
County services could be generated by the County
Service Area (CSA) or a local improvement dis-
trict or other means.

Property owners may use private funds to con-
struct planned public facilities and services. The
County may permit reimbursement agreements,
as discussed above. The intent of this provision is
to allow for individual property owners to proceed
with development in East Otay Mesa prior to
implementation of the initial phase of improve-

ments. The benefiting property owners and./or the
first phase improvement district will reimburse
those property owners who have provided more
than their fair share of local and/or regional facil-
ity improvements subject to County approval.

Policy F-5: Property Owners in East Otay Mesa
shall contribute their fair share toward financing
the off-site transportation facilities necessary to
serve the demand created by East Otay Mesa.

Implementation: To the extent that East Otay
Mesa contributes to the need for road improve-
ments outside it's boundaries, East Otay Mesa
property owners shall mitigate their impacts by
participating in impact fee programs, or other
means determined prior to recordation of any
maps in East Otay Mesa. The regional financing
plan or impact fee program shall be approved and
adopted by the Board of Supervisors.

2.6.3 Implementation

Local Improvement District

The first step in implementing backbone public
facilities will be formation of a County Service
Area or public financing district for the phase one
improvements. The CSA or public financing
district could be responsible both for financing
and for project administration. In reference to the
financing, the County, City, Sanitation District, or
Fire District issues the bonds, and charges the
proportionate tax or assessment liability to each

property.
Special Districts

Special districts will take responsibility for con-
struction of their respective capital facilities in
East Otay Mesa, as follows:

TWO-Plan Elements 93



Water Otay Water District

Wastewater Treatment  East Otay Mesa Sanitation
District (to be formed)

Fire Station Rural Fire Protection
District

Funding for these capital improvements will come
from one or acombination of the following sources:
a benefit assessment district, impact fees and/or
user fees.

Joint Powers Agreements

For some types of public facilities in East Otay
Mesa, where jurisdiction is not entirely within the
County, it is recommended that the County con-
sider Joint Powers Agreements with the City of
San Diego and the City of Chula Vista. A Joint
Powers Agreement enables facilities to be jointly
funded and financed by different jurisdictions.
Specific recommendations are as follows:

Off-Site Road Improvements: Several of the road
improvements necessary for the development of
East Otay Mesa are outside the Study Area. These
include:

. Interim SR-905

. Interim SR-125

. Regional Share Arterials - Otay Mesa Road,
Airway Road, Siempre Viva Road, Heri-
tage Road, Lone Star Road, Otay Valley
Road, La Media Road, Alta Road, Harvest
Road, etc.

Joint Powers Agreements may be required for East
Otay Mesa property owners to contribute to the
construction of these road improvements.

Fire Protection and Emergency Medical: 1t is
clear that a new fire station is needed to serve
development in East Otay Mesa. The City of San
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Diego has indicated that additional fire protection
services are also required for the City’s West Otay
Mesa industrial area. It may be most efficient to
provide fire protection services to both industrial
areas from a single fire station. A Joint Powers
Agreement would be a vehicle for establishing
this type of shared fire protection and emergency
medical service. Alternatively, the RFPD could
contract for service or could provide service itself.

Local Development

Corporation

A Local Development Corporation (LDC) is a
public corporation that performs a variety of ser-
vices related to the development of a specific area,
for example, the City of San Diego’s Center City
Development Corporation. The purpose of form-
ing a LDC is to have a single agency focused on
facilitating improvements in a particular area.
The Board of Supervisors may consider creation
of a LDC to further development in East Otay
Mesa.

Critical First Steps for
Implementation

Listed on the next page are a series of actions that
should be taken in order to begin implementation
of phase one improvements that will open East
Otay Mesa for development.

. Certification of an Environmental Impact
Report for the General Plan Amendment,
Specific Plan and other implementation ac-
tions

. Adoption of the East Otay Mesa General
Plan Amendment and Specific Plan

. Annexation of certain properties to the Otay
Water District's Improvement District Num-
ber 7



Formation of a Sanitation District
Annexation of certain properties to the
Rural Fire Protection District

Approval by Local Agency Formation Com-
mission (LAFCO) for the formation of, or
annexation to, service districts

Formation of a Local Improvement Dis-
trict, depending on when liens are placed on
the property, after engineering plans and
construction bids are submitted.
Establishment of Joint Powers Agreements
to provide shared services and facilities in
the City(s) and County

Study contracting with adjacent cities for
certain services

Study the potential for the formation of a
Local Development Corporation
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CHAPTER THREE

Regulatory Provisions

This chapter sets forth the regulatory provisions
and procedures for implementing the East Otay
Mesa Specific Plan. The regulations have been
developed with several key goals in mind:

. Protect sensitive environmental resources;

. Accommodate land uses and building types
appropriate to an international industrial
park;

. Coordinate development with a compre-
hensive planned network of regional and
local roads; and

. Achieve a high quality industrial and busi-
ness district through good site planning and
building design.

These regulatory provisions shall be applicable to
all areas of East Otay Mesa within the Specific
Plan Area. The use and employment of all land
and any buildings or structures located upon the
land and the construction, reconstruction, alter-
ation, expansion, or relocation of any building,
Structure or use upon the land, shall conformtoall
regulations applicable to the district in which the
land is located. No land, building, structure or
premises shall be used for any purpose or in any
manner other than is permitted in the district in
which such land, building, structure or premise is
located, except asprovided by the Nonconforming
Useprovisions of the County’s Zoning Ordinance.

3.1  Development Review

This section outlines the review process for devel-
opment projects and gives an overview of the
special types of regulations for development in
East Otay Mesa.

3.1.1 Development Review
Process

There are four steps in the development review
process for projects in East Otay Mesa: (1) Sub-
division Review, a review of grading and land
subdivision that results in an approved Tentative
Map or Tentative Parcel Map and a Final Map or
Final Parcel Map; (2) Site Plan Review, a design
review of schematic drawings against specified
Site Planning and the Design Guidelines, adopted
separately; and (3) Building Review, a plan check
of construction documents that results in a Build-
ing Permit; and (4) Zoning Review, resulting in a
use permit or other discretionary permit, which is
required if the proposed l1and uses are not “permit-
ted uses” under the land use regulations.

3.1.2 Development
Regulations

Several types of development regulations and
guidelines have been prepared as part of the Spe-
cific Plan in order to guide development in East
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Otay Mesa. The regulations are intended to su-
pplement selected provisions of the County Zon-
ing Ordinance and provide more detail about
development standards, guidelines, and imple-
mentation programs. For use standards, regula-
tions, or procedures not expressly allowed by the
provisions of this plan, the provisions of the Zon-
ing Ordinance remain in effect.

Subdivision"'Regulations

The East Otay Mesa Specific Plan contains provi-
sions related to the subdivision of residential,
commercial and industrial 1and in the sections on
development standards and site planning guide-
lines. Standards are established for minimum lot
size, lot dimensions, etc. The guidelines address
issues such as appropriate access points from
streets and reciprocal access easements. Applica-
tions for 1and subdivisions are reviewed to ensure
that they conform with these standards and guide-
lines.

The Specific Plan also states that the protection of
sensitive environmental resources is an issue that
must be resolved during the Subdivision Review
process. For sites where sensitive biological re-
sources and/or steep slopes havebeenidentifiedin
the Specific Plan and given a “G” Designator as
indicatedinFigure 3-33, aResource Conservation
Plan must be approved by the County prior to
approval of a tentative map, or if no subdivision is
required, prior to any development including grad-
ing in accordance with the Sensitive Resource
Area Regulations of the Zoning Ordinance.

The County Board of Supervisors is required by
the Subdivision Map Act to deny approval of any
tentative or final subdivision that is inconsistent
with the Specific Plan pursuant to the California
Government Code, Section 66474(b).
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Land Use Regulations

The Zoning Map, Figure 3-32, shows the areas of
each land use district in the East Otay Mesa
Specific Plan Area. The Specific Plan sets forth
land use regulations for each of the land use
districts in the Study Area. Like the County
Zoning Ordinance, the plan specifies permitted
uses, permitted uses subject to limitations, uses
subject to a minor use permit, and uses subject to
a major use permit.

Sensitive Resource Area
Regulations, “G” Designator

The East Otay Mesa Specific Plan recognizes that
portions of the Specific Plan Area contain steep
slopes and biologically sensitiveresources. These
include the vast majority of the hillside area which
has both steep slopes and biologically sensitive
resources.

In order to ensure that environmentally sensitive
areas are appropriately protected, they are given a
“G” Designator and are subject to the provisions
of the Sensitive Resources Area Regulations of
the Zoning Ordinance. The East Otay Mesa Spe-
cific Plan requires that prior to approval of a
tentative map, or if no subdivision is needed, prior
to any development including clearing or grading,
a Resource Conservation Plan shall be approved
by the County for parcels with a “G” Designator.
This shall be a requirement of the Site Planreview
process.

Community Design Review
Area Regulations, “B”
Designator and Site Planning
and Design Guidelines

The entire East Otay Mesa Specific Plan, exclud-
ing rural residential areas, was given a “B” Desig-
nator and is subject to the provisions of Commu-
nity Design Review Area Regulations of the Zon-
ing Ordinance.
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The main goal of the Design Guidelines is to
create an industrial and business park that has a
strong identity and is a place of distinction and
quality. These Guidelines provide very detailed
criteria for the review of development projects.
They cover a wide range of site planning issues,
including grading, landscaping, storage and load-
ing areas, etc., as well as issues related to architec-
tural design.

Development Standards

The East Otay Mesa Specific Plan sets forth
development standards for: density, floor area
ratio, building height, coverage, setbacks, usable
open space and parking. Standards are estab-
lished for each type of 1and use in the East Otay
Mesa Specific Plan Area: industrial, regional
commercial, district commercial, support com-
mercial, and rural residential. These standards
correspond to the zoning boxes of the Zoning
Ordinance that establish minimum development
standards. Any waiver or modification of these
requirements would require approval of a vari-
ance in accordance with the Zoning Ordinance.

3.1.3 Archaeological
Clearances

Except for those parcels already tested and cleared
for archaeological resources, as indicated in Ap-
pendix 2, or subsequently cleared by the Depart-
ment of Planning and Land Use, no development
of any kind, including clearing and grading , shall
be approved within the Specific Plan Area. The
purpose of archaeological reviews is to require
archaeological testing as a means of assessing
impacts to important cultural resources, and to
guideimplementation of appropriate feasible miti-
gation measures.

3.1.4 Mitigation
Monitoring Program

A mitigation monitoring program was prepared in
order to assure compliance with the mitigation
measures set forth in the environmental impact
report for the Specific Plan. The various mitiga-
tion measures contained in the mitigation moni-
toring program are referenced and will be imple-
mented in conjunction with the Specific Plan.

3.2  Land Use
Regulations

This section of the East Otay Mesa Specific Plan
sets forth 1and use regulations for each of the land
use districts in the Study Area. The land use
districts for the East Otay Mesa Specific Plan
Study Area are Mixed Industrial, Support Com-
mercial, District Commercial, Regional Commer-
cial, and Rural Residential uses. For more precise
locations of the zoning districts refer to the County's
Zoning Map for East Otay Mesa.

Similar to the County Zoning Ordinance, the plan
specifies permitted uses, permitted uses subject to
limitation, uses subject to a minor use permit, and
subject to a major use permit. The number in
parentheses following each use refers to the use
classification described in the County Zoning
Ordinance, Section 1200 through 1899. The num-
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ber in quotes following the use type refers to the
Section in the County Zoning Ordinance which
applies.

The uses listed herein are specifically allowed.
However, other uses unforeseen at the time of
Specific Plan adoption are allowed by Major Use
Permit. Notwithstanding the above, the following
uses are specifically prohibited:

. Manufacturing or storage of explosives
. Permanent storage of toxic waste
. Animal rendering plants.

3.2.1 Interim Uses

The following interim uses are allowed with a
Major Use Permit within the Commercial and
Industrial designated areas and are intended to
allow appropriate temporary uses that will not
have a detrimental effect on permanent develop-
ment. These uses are allowed for a maximum
initial time limit of five years. Additional five
year periods may be allowed by Major Use Permit
Modification. The approving body will evaluate
any proposed Interim Use in consideration of any
current, proposed, and foreseeable development
inthe area, and determine whether the interim use
will be compatible with the surrounding area and
can meet the use permit requirements at Section
7358 of the Zoning Ordinance. Interim uses are
also subject to the Community Design Review
Regulations of the Zoning Ordinance requiring
Site Plan review. Special attention will be given
to land use compatibility of open storage yard
uses through use of screening and landscaping.
The permitted interim uses include, but are not
limited to, the following:
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Agricultural Services (1420)

Automotive and Equipment (1430)

Storage of Non-operating Vehicles (1430)

Storage Recreation Vehicles & Boats (1430)

Construction Sales and Services (1455)

Scrap Operations (1530)

Spectator Sports and Entertainment (1535)
a) General

Swap Meets (1540)

3.2.2 Mixed Industrial -
S88/EOM-1

The S88/EOM-1 Mixed Industrial Use District as
described herein is intended to accommodate in-
dustrial plants that primarily engage in the manu-
facturing, compounding, processing, assembling,
packaging, treatment, warehousing, or fabrication
of materials or products.

Permitted Uses within the
Industrially Designated Areas

1. Civic Use Types

Ambulance Services (1315)
Essential Services (1335)

Fire Protection Services (1340)
Law Enforcement Services (1346)
Minor Impact Utilities (1355)
Parking Services (1360)

Postal Services (1365)

2. Commercial Use Types

Agriculture and Horticultural Sales (1415)

Automotive and Equipment (1430)
a) Fleet Storage
b) Parking
¢) Repairs (Heavy Equipment)
d) Repairs (Light Equipment)
e) Sales/Rentals (Heavy Equip-
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f) Sales/Rentals (Farm Equipment)
g) Sales/Rental (Light Equipment)

Building Maintenance Services (1435)
Construction Sales and Services (1455)
*Research Services (1520)
Recycling Collection Facility (1512)
a) Small “1”
b) Large “2”
Recycling Processing Facility (1513)
a) Light “3”
Wholesale Storage and Distribution (1550)
a) Mini Warehouse
b) Light
¢) Heavy

Industrial Use Types
* Custom Manufacturing (1610)
* General Industrial (1620)

. Agricultural Use Types

Horticultural (1710)
a) Cultivation
b) Storage
Tree Crops (1715)

Row and Field Crops (1720)
Packing and Processing (1735)
a) Limited
b) Winery
¢) General
d) Support

* May include office space normally associated with
industrial operations, notto exceed 20 percent of the
gross floor area.

Uses Subject to a Minor Use
Permit within the Industrial
Areas

1. Civic Use Types

Administrative Services (1310)

Clinic Services (1320)

Cultural Exhibits and Library Services
(1330)

Child Care Center (1332)

Small Schools (1375)

2. Commercial Use Types
Recycling Processing Facility (1513)
a) Wood and Green Materials

Uses Subject to a Major Use
Permit within the Industrial
Areas
1. Civic Use Types
Community Recreation (1325)
Communications Services (1450)
Lodge Fraternal and Civic Assembly (1348)
Major Impact Services and Utilities (1350
Religious Assembly (1370)

2. Commercial Use Types
Agricultural Services (1420)
Animal Sales and Services (1425)
a) Stockyards
Automotive and Equipment (1430)
a) Storage (Non-operating
vehicles)
b) Storage (Recreation Vehicles
and Boats)
#Participant Sports and Recreation (1505)
a) Indoor
#Retail Sales (1525)
a) General
Scrap Operations (1530)
Spectator Sports and Entertainment (1535)
a) General

4. Agricultural Use Types
Animal Waste Processing (1730)
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#Requires mitigation based on a traffic study to
evaluate impacts of trip generation rate greater
than 100 trips per acre. A portion of the property
may be required to be dedicated as open space to
preclude additional development and compensate
Jor the additional traffic being generated by non
industrial uses within the industrial zone.

Support Commercial within
“Industrial Areas

The Support Commercial Uses are intended to
provide convenienceretail goods and services that
meet the daily needs of the local workers within
industrial districts generally within a trade area of
less than one mile. Typically, Support Commer-
cial Centers would be within walking distance,
and thereby reduce traffic impacts.

Five Percent Area Allowed: Each industrial par-
cel is allowed a five percent allocation of its gross
acreage for Support Commercial uses. Iflocated
at anintersection, the site plan review of a Support
Commercial development project under the Com-
munity Design Review Area Regulations shall
analyze traffic ingress and egress and require any
mitigation necessary to assure the safe and effi-
cient flow of traffic.

Ten Percent Limit: The transfer of Support
Commercial allocations within the East Otay Mesa
Specific Plan Area shall notresultin more than ten
percent of its gross acreage of any one parcel being
utilized for Support Commercial development. If
Support Commercial development is proposed on
more than five percent of a parcel through the use
of transferred allocations, the site plan review of
the project under the Community Design Review
Area Regulations shall analyze the traffic impacts
and require any mitigation necessary to assure the
safe and efficient flow of traffic.
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Separation: Support commercial uses should be
clustered at intersections or located at the interior
of industrial developments. There shall be no less
than 1,000 feet of distance between Support Com-
mercial areas and Regional and District Commer-
cial centers. The purpose of this regulation is to
preventstrip commercial development andreduce
traffic impact around commercial nodes.

Transfer of Support Commercial Allocations: Each
industrial parcel is allowed a five percent alloca-
tion of its acreage for Support Commercial uses,
and such allocation is transferable within the East
Otay Mesa Specific Plan Area. The transfer of the
Support Commercial allocation from one parcel to
another shall be authorized by the County under a
procedure to be promulgated by the County. Once
the Support Commercial allocationhas been trans-
ferred from one parcel to another, the transferring
parcel shall no longer be eligible for Support
Commercial development unless it is subsequently
transferred to the parcel from another site.

Permitted Uses Qualifying as
Support Commercial

1. Civic Use Types

Child Care Center (1332)
Essential Services (1335)
Minor Impact Services and Utilities (1350)

2. Commercial Use Types
Administrative and Professional
Services (1410)
(Except office space must be less
than 20,000 square feet)
Agricultural and Horticultural Sales (1415)
a) Agricultural Sales
b) Horticultural Sales
Automotive and Equipment (1430)
a) Parking
Building Maintenance Services (1435)



Business Equipment Sales and Services (1440)

Business Support Services (1445)

Communications Services (1450)

Eating and Drinking Establishments (1465)

(Drive-through not permitted )

Financial, Insurance and Real Estate (1475)

(Drive-through not permitted )

Laundry Services (1495)

Participant Sports and Recreation (1505)
a) Indoor

Recycling Collection Center (1512)

Repair Services (1515)

Retail Sales (1525)
a) General (Major stores over
20,000 square feet not permitted )

USES QUALIFYING AS SUPPORT

Major Impact Services and Utilities (1350)
Postal Services (1365)
Religious Assembly (1370)

Commercial Use Types

Administrative and Professional Services
(1410)

(Office space over 20,000 sq. ft.)
Convenience.Sales.and Personal .Services
(1460)

Eating and Drinking establishments (1465)
(Establishments with drive through windows)
Food and Beverage Sales (1480)

Gasoline and Diesel Fuel Sales (1490)
Participant Sports and Recreation (1505)

COMMERCIAL with LIMITATIONS b) Outdoor
Retail Sales (1525) (Major store over 20,000
1. Commercial Use Types square feet)
a) General

Agricultural Services “8” (1420) Spectator Sports and Entertainment (1535)
Automotive and Equipment (1430) a) Limited

b) General
Transient habitation (1545)

a) Lodging (Without conference facilities,

a) Cleaning “8”

b) Repairs [Heavy Equipment] “8”

c) Repairs [Light Equipment] “9”

d) Sales/Rentals [Heavy Equipment] “9” maximum of 100 rooms)
e) Sales/Rentals [Farm Equipment] “9”
f) Sales/Rentals [Light Equipment] “9"

Construction Sales and Services “8" (1435) 3. Extractive Use Types

Site Preparation

USES QUALIFYING AS SUPPORT COMMERCIAL

SUBJECT TO A MAJOR USE PERMIT

1. Civic Use Types

3.2.3 District Commercial -
S88/EOM-2

Ambulance Services (1315) The intent of the District Commercial Use District Is
Clinic Services (1320) to accommodate an appropriate range of retail

Cultural Exhibits and Library Services (1330) goods and services intended to serve a 1 to 2 mile
trade area. Community shopping centers are typi-

Administrative Services (1310)

Lodge, Fraternal and Civic Assembly (1348)
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cally anchored by a super drug or similar commu-
nity draw type use.

Permitted Uses Within Areas
Designated for District
Commercial
1. Civic Use Types
Child Care Center (1332)
Essential Services (1335)
‘Minor Impact Services and Utilities (1350)
2. Commercial Use Types
Administrative and Professional Services
(1410)
(Except office space must be less
than 100,000 square feet)
Agricultural and Horticultural Sales (1415)
a) Agricultural Sales
b) Horticultural Sales
Automotive and Equipment (1430)
a) Parking
Building Maintenance Services (1435)
BusinessEquipment Sales and Service (1440)
Business Support Services (1445)
Communications Services (1450)
Eating and Drinking Establishments (1465)
(Drive-through not permitted)
Financial, Insurance and Real Estate (1475)
(Drive-through not permitted)
Gasoline Sales (1490)
Laundry Services (1495)
Participant Sports and Recreation (1505)
a) Indoor
Recycling Collection Center (1512)
Repair Services (1515)

Commercial

1. Commercial Use Types

Agricultural Services “8” (1420)
Automotive and Equipment (1430)
a) Cleaning “8”
b) Repairs [Heavy Equipment] “8”
¢) Repairs [Light Equipment] “9”
d) Sales/Rentals [Heavy Equipment] “9”
¢) Sales/Rentals [Farm Equipment] “9”
f) Sales/Rentals [Light Equipment] “9”
Construction Sales and Services “8” (1455)
Convenience Sales and Personal Services
(1460)
(Maximum of one establishment)
Eating and Drinking Establishments (1465)
(One drive-through window estab-
lishment permitted)
Financial, Insurance and Real Estates (1475)
(One bank drive-through window
permitted)
Gasoline Sales (1490)
Transient Habitation (1545)
a) Lodging
(Without conference facilities,
maximum of 100 rooms)

2. Industrial Use Types

All permitted uses in the mixed Industrial
District (S88/EOM-1), provided that the
development meets Site Plan and design
review criteria for future use as a commer-
cial site pursuant to the Land Use Element
Section 2.1.2.

_Retail Sales (1525)
a) General
b) Specialty

Permitted Uses Subject to
Limitations within Areas
Designed for District
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Uses Subject to a Major Use
Permit within Areas
Designated for District
Commercial

1. Civic Use Types

Administrative Services (1310)
Ambulance Services (1315)



Clinic Services (1320)

Cultural Exhibits and Library Services (1330)
Lodge, Fraternal and Civic Assembly (1348)
Major Impact Services and Utilities (1350)
Postal Services (1365)

Religious Assembly (1370)

2. Commercial Use Types

Administrative and Professional Services
(1410)
(Office space over 100,000 square feet)
Automobile and Equipment (1430)
a) Storage [Non-operating
Vehicles]
b) Storage [Recreational Vehicles
and Boats]
Eating and Drinking Establishments (1465)
(Two or more drive-through
windows)
Financial Establishments (1475)
(Two more bank drive-through
windows)
Food and Beverage Sales (1480)
Funeral and Internment Services (1485)
a) Cremating
Participant Sports and Recreation (1505)
a) Outdoor
Spectator Sports and Entertainment (1535)
a) Limited
b) General
Transient Habitation (1545)
a)Lodging (Morethan 100Rooms)

3. Extractive Use Types

Site Preparation (1820)

3.2.4 Regional

Commercial -
S88/EOM-3

The Regional Commercial Use District is in-
tended to provide retail goods and services that
serve a trade area greater than 2 miles. Regional
Commercial Centers are typically anchored by
large department stores, retail warehouse type
facilities, or similar regional draw type uses.

Permitted Uses Within Areas
Designated for Regional
.Commercial
1. Civic Use Types
Child Care Center (1332)
Essential Services (1335)
Minor Impact Services and Utilities (1350)
2. Commercial Use Types
Administrative and Professional
Services (1410)
Agricultural and Horticultural Sales (1415)
a) Agricultural Sales
b) Horticultural Sales
Automotive and Equipment (1430)
a) Parking
b) Sales/Rentals [Light Equipment]
Building Maintenance Services (1435)
Business Equipment Sales and Service (1440)
Business Support Services (1445)
Communications Services (1450)
Convenience Sales and Personal Services
(1460)
Eating and Drinking Establishments (1465)
Financial, Insurance and Real Estate (1475)
Gasoline Sales (1490)
Laundry Services (1495)
Participant Sports and Recreation (1505)
a) Indoor
Recycling Collection Center (1512)
Repair Services (1515)
Retail Sales (1525)
a) General
b) Specialty
Transient Habitation (1545)
a) Lodging
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(With conference facilities and

restaurants)
Permitted Uses Subject to
Limitations Within Areas
Designated Regional
Commercial

1. Commercial Use Types

Agricultural Services “8” (1420)
Automotive and Equipment (1430)

a) Cleaning “8”

b) Repairs [Heavy Equipment] “8”

¢) Repairs [Light Equipment] “9”

d) Sales/Rentals [Heavy Equipment] “9”

e) Sales/Rentals [Farm Equipment] “9”
Construction Sales and Services “8” (1455)

2. Industrial Use Types
All permitted uses in the Industrial District
(S88/EOM-1), provided that the develop-
ment meets Site Plan and design review
criteria for future use as a commercial site
pursuant to the East Otay Mesa Site Plan-
ning and Design Guidelines.

Uses Subject to a Major Use
Permit within Areas
Designated for Regional
Commercial

1. Civic Use Types

Administrative Services (1310)
Ambulance Services (1315)
Clinic Services (1320)
Cultural Exhibits and Library Services (1330)
Lodge, Fraternal and Civic Assembly (1348)
Major Impact Services and Utilities (1350)
Postal Services (1365)
Religious Assembly (1370)

2. Commercial Use Types
Automotive and Equipment (1430)
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a) Storage [Recreational Vehicles
and Boats] Industrial

Funeral and Internment Services (1485)
a) Cremating

Participant Sports and Recreation (1505)
a) Outdoor

Spectator Sports and Entertainment (1535)
a) Limited
b) General

3.2.5 Rural Residential -
S88/EOM-4

The Rural Residential Use District is intended for
very low density residential use onland generally
unsuitable for intensive development. Uses per-
mitted within the Rural Residential District in-
clude those having a minimal impact on the natu-
ral and visual environment, or those compatible
with the hazards, resources, or other restrictions
on the property. Clustering of residential uses on
areas most suitable for development is encour-
aged.

Permitted Uses in Areas
Designated for Rural
Residential

1. Residential Use Types
Family Residential (1260)

2. Civic Use Types
Essential Services (1335)
Fire Protection Services (1340)

Uses Subject to a Minor Use
Permit within the Rural
Residential Areas

1. Civic Use Types
Minor Impact Utilities (1355)



Uses Subject to a Major Use
Permit within the Areas
Designated for Rural

Residential

1. Civic Use Types
Community Recreation (1325)
Cultural Exhibits and Library Services
(1330)

Major Impact Services and Utilities (1350)
2. Commercial Use Types

Participant Sports and Recreation: Outdoor

(1505)

3.2.6 Sensitive Resource
Area Regulations
(“G” Designator)
and Resource
Conservation Plans

Specific Plan research has identified two types of
environmentally sensitive resource areas: (1)
Steep Slope Areas and (2) Biologically Sensitive
Areas. Inseveral areas within East Otay Mesa, the
land has both steep slopes and biologically sensi-
tive resources. In addition, during the preparation
of the EIR, an area of potential vernal pool habitat
was identified near the international border. In
order to conserve these resources, they have been
given a “G” Designator, see Figure 3-33, and are
subject to the Sensitive Resource Area Regula-
tions of the County Zoning Ordinance Section
5300 and following.

For those areas that only contain steep slopes,
visual impacts to the proposed Otay Valley Re-
gional Park and grading and erosionimpacts are to
be carefully reviewed and addressed. For those
areas containing biological resources, the intent of

the Resource Conservation Plan is to provide
mitigation as part of an overall regional program,
such as, but not limited to, the Natural Communi-
ties Conservation Plan (NCCP), Multiple Species
Conservation Plan (MSCP), Habitat Conserva-
tion Plan (HCP), or subregional habitat plan for
conservation of coastal sage scrub gnatcatcher
habitat located in the eastern foothill area.

Studies must fully and accurately assess the sig-
nificance of the biological resources of the site
based on the standards in effect at the time of the
permitting action. For projects within the mima
mound/potential vernal pool area, such studies
must be based on field studies performed during
an average rainfall season (seasonal and monthly
totals) or a scientifically valid alternative ap-
proach (such as potentially, re-hydration of vernal
pool soils). An alternative approach may be to
survey such sites in conjunction with known high
quality vernal pools to assay the adequacy of such
studies with a known reference. In the areas of
potential vernal pool habitat, the “G” Designator
sensitive resources Site Plan review shall focus on
consideration of vernal pool resources.

Submittal Requirements for
Subdivision, Discretionary
Permit, Site Plan, and Grading
Plan Review

Applications for any development activity includ-
ing clearing and grading parcels with a “G” Des-
ignator shall include an approved Resource Con-
servation Planbased on submitted requirements to
be promulgated by the County. The Resource
Conservation Plan shall include at a minimum the
following information: the precise boundaries of
biologically sensitive area(s), a description of the
sensitive resources, a description of the impacts of
proposed development, and a description of ap-
propriate mitigation strategies.
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Findings for Tentative Map
Approvals in Areas with “G”
Designators

In addition to required findings for subdivision
approval under the Subdivision Ordinance, the
following finding shall be made:

A Resource Conservation Plan must be approved
to mitigate impacts of the proposed subdivision
application by the County.

Findings for Site Plan

Approval for Areas with “G”
Designator

In addition to required Site Plan findings to com-
ply with the Sensitive Resource Area Regulations
in the Zoning Ordinance for parcels with a “G”
Designator, the County shall approve a Resource
Conservation Plan to mitigate impacts of the pro-
posed Site Plan by the County.

3.2.7 Community Design
Review Area
Regulations (“B”
Designator) and Site
Planning and Design
Guidelines

In order to ensure that the East Otay Mesa Specific
Plan Area is developed as a high quality interna-
tional industrial and business center, the entire
Specific Plan Area, with the exception of rural
residential district, shall have a “B” Designator
and conform to the Community Design Review
Regulations contained inthe County Zoning Ordi-
nance.

Site Planning and Design
Guidelines
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The East Otay Mesa Site Planning and Design
Guidelines, under separate cover, shall serve as
the design criteria for review for industrial and
commercial uses.

3.3  Development

Standards

‘The intentof development standards is to establish

basic quantifiable criteria for site development
and building size. These standards establish a
maximum level of development intensity. Any
waiver or modification of these development stan-
dards requires a variance in accordance with the
County Zoning Ordinance.

3.3.1 Basic Development
Standards

The Zoning Boxes in Table 3-4 list the develop-
ment standards in the standard County format.

3.3.2 Setback Standards

Industrial and Commercial
Development

Setback Requirements: Setback requirements are
as follows for all industrial and commercial devel-
opment:

Street Yard Setbacks
Prime Arterial 35 feet
Major Road 35 feet
Collector or Less 25 feet
Interior Yard Setback 15 feet




Table 3-4
Zoning Boxes

Mixed Industrial Mixed Industrial -
Sensitive Resources
Use Regulations S88 Use Regulations S88
Animal Regulations - Animal Regulations -
Density 0.00 Density 0.00
Lot Size 30,000 Lot Size 30,000
Building Type W Building Type W
Maximum Floor Area - Maximum Floor Area -
Floor Area Ratio 40 Floor Area Ratio 40
Height Q Height Q
Coverage 40 Coverage 40
Setback V& Setback V3
Usable Open Space - Usable Open Space -
Special Area Regulations B! Special Area Regulations B!, G?
Regional Commercial Rural Residential
Use Regulations S88 Use Regulations S88
Animal Regulations - Animal Regulations A
Density 0.00 Density 0.05
Lot Size 30,000 Lot Size 20 Acres
Building Type \' Building Type B
Maximum Floor Area - Maximum Floor Area -
Floor Area Ratio 25 Floor Area Ratio -
Height Q Height
Coverage 25 Coverage -
Setback V3 Setback C
Usable Open Space - Usable Open Space -
Special Area Regulations B! Special Area Regulations G?
.. . Legend
District Commercial B! Community Design Review Area Regulations
2 o e .
Use Regulations 588 G3 Sensitive Area l.lesom.'ce Reg‘ulatmns
Animal Regulations . V> Setbacks Established in Specific Plan
Density 0.00
Lot Size 10,000
Building Type w
Maximum Floor Area -
Floor Area Ratio 25
Height Q
Coverage 25
Setback V3
Usable Open Space -
Special Area Regulations B!
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Street yard setbacks shall be measured from the
roadway right-of-way line, and interior setbacks
shall be measured from the property line or recip-
rocal roadway easement boundary.

Landscaping Required: All street yard setback
areas in industrial and commercial areas shall be
used exclusively for landscaping, pavement and

sidewalks. The following structures and improve-
ments are permitted within these 1andscaped areas
bordering streets:

1.  Roof overhangs and balconies as permitted
by the Zoning Ordinance

2.  Steps, walks, and benches or other seating

3. Uncovered patios and plazas

4.  Fences, screens and walls, which shall not
exceed42 inches in height if within the front
or exterior side street setbacks.

5. Fences, screens and walls, which shall not
exceed 8 feet in height in the rear yard
setback adjoining the international border.

6. Landscaping

7.  On-grade planters, 3 feet or less in height

8.  Monument signs, 6 feet or less in height,
identifying the owner or tenant.

For all interior yard setback areas, there must be
landscaping within 6 feet of any side or rear

property line.
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3.3.3 Usable Open Space
Standards

Inindustrial and commercial districts usable open
space shall be provided for passive or active
recreation use by building occupants and/or cus-
tomers.

For all industrial and commercial parcels subject
to the “B” Designator, usable open space shall be
provided as specified in the approved Site Plan
pursuant to the Community Design Review Regu-
lations of the Zoning Ordinance.

Minimum Dimension

An area of contiguous open space shall be pro-
vided as specified in the approved “B” Designator
Site Plan.

3.3.4 Enclosure Matrix

The enclosures which are permitted, permitted
subject to a minor use permit, permitted subject to
a major use permit, and permitted subject to a site
planare set forthin the enclosure matrix. Ifthe use
regulation require a major or minor use permit to
authorize a specific use, a site plan is not required
to address enclosure regulations if required in the
enclosure matrix provided that the use permit
covers the necessary review that would have been
provided under a site plan. This matrix and
supplemental limitations 8, 9, and 12 of Section
2980 regulate the enclosure of permitted uses.



Civic Commercial Industrial
Use Enclosure* Open Drive In |Enclosure* Open Drive In |Enclosure* Open Drive In|
Mixed Industrial ‘ P S S P S S P S
District Commercial P S S P S S P S
Regional Commercial P S S P S S P M
Rural Residential P m
Legend
P Permitted
m Permitted by Minor Use Permit
M Permitted by Major Use Permit
S Permitted by Site Plan
*Enclosure with walls and or doors on all sides without roof same as enclosed
3.3.5 Lot Width and Depth Standards
Use Lot Width Lot Depth
Mixed Industrial 100 50
Mixed Industrial
with Support Commercial 65 65

District Commercial 100 100

Regional Commercial 100 100

Rural Residential NA NA
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3.3.6 Parking Standards

Adequate off-street parking shall be provided to
accommodate all parking needs for employees,
visitors, patrons and company vehicles on the lot.
The intent of this provision is to eliminate the
need for any on-street parking. If parking require-
ments increase as a result of a change in use or
number of employees, additional off-street park-
ing shall be provided. The only exception to the
Parking Standards below is with regard to reduc-
tion of parking requirements for MTDB Light
Rail Transit right-of-way reservation.

Required Parking and Bicycle
Spaces

All premises used for one or more of the permitted
uses shall be provided with minimum off-street
parking accommodations on the same premises
or on a lot or premises lying within 500 feet
horizontal distance from the premises on which
the permitted use or uses are located, as follows:

Storage and Warehouse Uses

. 1 space per 1,000 square feet of gross floor
area (SF/GFA)

. 1 bicycle space for every 10 parking spaces,
but not less than 3 spaces

Industrial Uses

. 50,000 gross square feet or less
3 spaces per 1,000 SF/GFA

. 50,000 to 100,000 gross square feet
2.5 spaces per 1,000 SF/GFA

. 100,000 gross square feet or more
2 spaces per 1,000 SF/GFA

. 1 bicycle space for every 10 parking spaces
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Regional and District Commercial Uses *

. 25,000 gross square feet or less
5 spaces per 1,000 SF/GFA
1.5 bicycle spaces for every 10 parking
spaces

. 25,000 to 250,000 gross square feet
4.5 spaces per 1,000 SF/GFA
1.5 bicycle spaces for every 10 parking
spaces

. Over 250,000 gross square feet
4 spaces per 1,000 SF/GFA
1 bicycle space for every 10 parking spaces

Support Commercial*

. 3.3 spaces per 1,000 SF/GFA

. 4 spaces per 1,000 SF/GFA

. 1 bicycle space for every 10 parking spaces

*When more than 10 percent of the gross floor area
isdevotedto eating and drinking establishments, the
parking requirements are as follows:

. 10-25 percent: 10 spaces per 1,000 SF/GFA.
. Over 25 percent: 12 spaces per 1,000 SF/
GFA.

All other uses described in the Specific Plan shall
require parking as set forth in the Zoning Ordi-
nance.



3.3.7 Special
Requirements for
Residential
Development

Clustered Development

Clustering is a development technique in which

-buildings orlets-are groupedor “clustered™ through
an on-site transfer of density rather than distrib-
uted evenly throughout the project site. It is
intended that smaller lots be clustered on the
portions of the site which are less steep and which
contain less sensitive biological resources. The
policy basis for cluster development is found in
the Regional Land Use Element Policies 1.55, 1.3
and 1.4. Clustered development shall be imple-
mented in accordance with Section 5800 of The
Zoning Ordinance.

Clustered development is strongly encouraged in
the Rural Residential Area. The total number of
building lots or dwelling units in a cluster devel-
opment shall not exceed the number which is
allowed by the applicable land use designation
and zoning. In addition, the following require-
ments apply and supersede development stan-
dards contained in the zoning box:

Setbacks: Setbacks will be established during the
site plan review process.

Minimum Open Space: At least 40 percent of the
project must be in a permanent open space.

Minimum Parcel Size: The minimum parcel size is
20,000 square feet; however, clustered develop-
ment may occur on smaller lots.

One Unit Per Lot: No more than one dwelling
unit, along with permitted accessory structures
and uses, shall be permitted on any lot in a cluster
development.

3.3.8 Special
Requirements for
Regional
Commercial
Development

Pursuant to Section 5800 of the County Zoning
Ordinance, Regional Commercial development
proposals may be submitted as Planned Develop-
ment applications. As part of the planned com-
mercial development, the applicant may be al-
lowed to redistribute allowable Floor Area Ratio
(FAR) on the entire Planned Development parcel
and exceed the maximum lot coverage, provided
the development does not exceed the maximum
trip rate of 400 trips per acre for the entire parcel.
Transportation Planning staff from DPLU will
review applications for the type of use, trip gen-
eration rate, and traffic impacts. Should all of the
proposed uses on a site exceed the 400 trips per
acre averagetrip generationrate, additional evalu-
ation will take place and traffic studies may be
required with conditions imposed to mitigate the
additional traffic load.
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Appendix 1:

Land Ownership

Owner Name

Baldwin Vista Association

“Struthers/Struthers /F. Arman

Egger
Margain

Security Title Insurance Company
Pauter/Pauter/Pauter

Rinick

Zinser-Furby Inc.

Rancon Development

Shangun

Shangun

Rancon Development

Rancon Development
Ellis/Ellis/Ellis/Canas

Rancon Development

Rancho De La Fuente

Wetmore

Campbell

Roll

Roll

Roll

Roll

Buckley/Bosley/Koetz

Otay Mesa Investors

Rancho De La Fuente

Rancho Vista Del Mar
Sarata/Nannoshi/ Awdo/Janna
Winick

Fong/Franke/Lee

East Otay Mesa Association
Bradley/Present/Ellis Property Partnership
Yousit/Hana/Winick/Winick
San Diego Otay East Limited Partnership

Parcel Number

646-070-32
-646-080-15
646-070-15
646-070-16
646-070-07
646-070-24
646-070-23
646-080-14
646-080-05
646-240-31
646-240-28
646-240-30
646-080-04
646-240-29
646-080-08
646-080-17
646-080-11
646-080-12
646-130-39
646-130-40
646-130-41
646-130-42
646-130-26
646-130-27
648-040-25
648-040-20
648-040-11
648-040-14
648-040-13
648-070-09
648-070-13
648-070-14
648-070-15

Size (Acres)

58.64
40.76
9.77
9.77
19.54
19.66
18.75
39.72
40.00
39.60
39.88
39.28
79.09
38.94
87.42
117.81
66.74
2.29
19.79
19.82
19.85
19.88
40.59
40.71
7.79
40.00
39.09
40.04
38.12
81.93
38.19
39.09
42.23



Land Ownership (continued)

Number Owner Name Parcel Number Size (Acres)
34 Hawano Corporation 648-070-17 78.17
35 Abele/ Alexander/Alexander 648-070-16 41.52
36 Mesa 45 648-070-07 29.68
37 D&D 648-011-03 19.85
38 Rancho De La Fuente 648-040-27 441
39 Rancho Vista Del Mar 648-040-23 6.34
40 Rancho De La Fuente 648-011-02 79.50
41 Rancho Vista Del Mar -648-040-15 4.78
42 Rancho De La Fuente 648-040-28 93.43
43 Rancho Vista Del Mar 648-040-16 80.00
44 Rancho Vista Del Mar 648-040-17 5.00
45 Rancho Vista Del Mar 648-040-22 79.09
46 Bieri-Otay Limited Partner 648-040-21 79.09
47 Najera/Awad/Aldana 648-070-03 158.79
48 Rosas 648-070-04 160.00
49 Mesa 45 648-070-08 49.00
50 Rancho De La Fuente 648-050-04 80.00
51 Rancho Vista Del Mar 648-050-03 160.00
52 Rancho Vista Del Mar 648-080-13 20.00
53 Rancho Vista Del Mar 648-080-14 20.00
54 Najera/Awad/Aldana 648-080-04 159.98
55 Mesa 45 648-080-06 3.52
56 Rancho Vista Del Mar 648-080-15 40.00
57 Rancho Vista Del Mar 648-080-16 20.00
58 Rancho Vista Del Mar 648-080-17 20.00
59 Rancho Vista Del Mar 648-080-18 40.00
60 Rancho Vista Del Mar 648-050-04 40.00
61 Rancho Vista Del Mar 648-080-02 40.00
62 Rancho Vista Del Mar 648-080-08 40.00
63 Rancho Vista Del Mar 648-080-12 89.00
64 OTVSD 648-080-09 80.00
65 OTVSD 648-080-10 40.00
66 Rancho Vista Del Mar 648-080-05 325
67 Rancho Vista Del Mar 648-080-04 ’ 80.00
TOTAL

3,239.18

Note: Does not include public Right-of-way
Source: County Assessor's Maps



Appendix 2:
List of Parcels with
Archaeological Testing
Clearance

Administrative Procedures For -

Mitigation of Impacts to
Cultural Resource Sites

The 3,300 acres of the East Otay Mesa Specific
Planning Area have been subject to intensive ar-
chaeological and historical resource surface sur-
veys. Evaluation conducted by Ogden Environ-
mental in April 1993 included a complete survey
of previously un-surveyed areas, spot checking of
some areas previously surveyed, and examination
of the project site for historic resources.

Approximately 1,900 acres of the 3,300 Specific
Planning Area had been previously surveyed and
did not require re-survey; about 400 acres that had
been previously surveyed were spot checkedin the
field. About 1,000 acres of the Specific Plan Area
required some type of investigation. Of these, 600
acres were intensively surveyed for this project.
The remaining 400 acres could not be surveyed
because of dense brush or agricultural growth;
these areas will require future survey and evalua-
tion. There were 46 previously recorded sites
within the overall Specific Planning Area, and 24
previously unrecorded sites were identified as a
result of the present survey.

For purposes of this project, all untested or
unevaluated cultural resource sites are considered

as important resources (Page 4.4-17, Draft Envi-
ronmental Impact Report). Later, based on the
results of testing, the resources will be determined
as either important or not important. Testing of all
untested or unevaluated sites will be conducted
prior to approval of subsequent discretionary per-
mits. Sites determined to be important after the
testing phase will be preserved in permanent open
space easements, or will be subject to additional
testing, or both. Impacts to sites determined not to
be important will be considered to be adequately
mitigated after the testing phase.

The following Administrative Procedures outline
the necessary steps to be taken at the discretionary
level of review:

1.  Thefirst stage will be the field survey of the
400 acres of the Specific Planning Area not
yet surveyed due to previous crop produc-
tion in this area. These areas are located in
the central portion of the Specific Plan Area,
and are identified in Figure 4 of the East
Otay Mesa SpecificPlan Cultural Resources
Technical Report, dated November 1993,
prepared by Ogden Environmental. They
arealsoidentifiedin Figure 4.4-2 of the East
Otay Mesa Specific Plan Draft Environ-
mental Impact Report, dated October 1993.



The surveys to be conducted must be con-
sistent with the County of San Diego Ar-
chaeological/Historical Report Procedures,
and must be completed for any parcel (s)
prior to approval of any discretionary per-
mits for those properties as arequirement of
the East Otay Mesa Specific Plan. If this
areaisin agricultural production, the survey
can only be conducted once the fields have
beencleared and crop production has ceased.
These areas include Assessor Parcel Num-
bers 648-040-20, 648-020-11, 648-040-14,
648-040-13, 648-040-22 and 648-040-21.

Stage 2 will be the determination of site
importance and boundary testing for each
resource identified within aproposed project,
to include sites discovered during the sur-
vey of the 400 acres not yet surveyed. As
identified above, all untested or unevaluated
cultural resources sites are considered as
important resources. Therefore, when dis-
cretionary projects are proposed, somelevel
of testing of known and yet to be identified
cultural resource sites will be required. The
level of testing required will be determined
on a case-by-case basis. Portions of indi-
vidual sites where testing has been con-
ducted and mitigationhasbeen achieved are
identified at the end of this Appendix.

Following completion of Stage 2 above,
those sites that are found to be non-unique,
and thus, not significant, will require no
further analysis, and impacts will have been
mitigated.

For sites determined to be important re-
sources, alternate means of achieving miti-

gation will be pursued. These include, but
are not limited to, the following: 1) Site
avoidance by preservation through capping
the site with a layer of sterile fill, and plac-
ing landscaping on top; 2) Dedication of
open space easements to protect resources;
3) Additional data recovery through imple-
mentation of an excavation and analysis
program; 4) A combination of one or more
of the above measures.

Any additional survey, testing, or excava-
tion and analysis must be conducted by a
qualified archaeologist, as defined in the
San Diego County Archaeological /Histori-
cal Report Procedures. Work to be con-
ducted will include the field work, literature
review, analysis of artifacts, and the prepa-
ration of a report to describe the results of
the testing program. Prior to any field work,
research designs must be prepared to ad-
dress the relevant research questions and
work to be conducted.

Site preservation is the preferred mitigation
measure for cultural resources. Site preser-
vation is typically achieved through any
combination of methods, including the dedi-
cation of open space easements, preserva-
tion through capping, and additional data
recovery to determine site boundaries. Fu-
ture archaeological mitigation programs
shall also be conducted in accordance with
the East Otay Mesa Cultural Resource Man-
agement Plan, prepared by Ogden Environ-
mental and Gallegos Associates, dated Oc-
tober 1993.



Additional cultural resource surveys and/or
testing will be required for sites located in
the following Assessor Parcel Numbers:

646-070-32,646-070-15, 646-070-16, 646-
070-07,646-070-24,646-070-23, 646-240-
31, 646-240-28,646-240-30,646-080-
17,646-080-11,646-130-41, 646-130-
26,646-130-27, 648-040-25, 648-040-
20,648-040-11, 648-040-14, 648-040-13,
648-070-09,648-070-14, 648-070-15, 648-
070-17,648-070-16, 648-070-07, 648-011-
03, 648-040-27, 648-040-23, 648-011-02,

03, 648-070-04, 648-070-08, 648-050-04,
648-050-03, 648-080-04, 648-080-16,648-
080-18, 648-050-04, 648-080-08, 648-080-
12, 648-080-09, 648-080-10, 648-080-05,
648-080-04.

Portions of some cultural resource sites
have been tested for significance, and re-
portshave been prepared by consultants and
have been reviewed by the County of San
Diego. Based on the results of those tests,
impacts to the following cultural resource
sites have been mitigated, and no additional

648-040-15, 648-040-28, 648-040-16, 648- testing will be required:

040-17, 648-040-22, 648-040-21, 648-070-

Site Present Assessor Mitigation

Number Owner Parcel No. Tested Achieved

SDi-5325 & Rancon 646-080-05 Yes - SDi-5352-

SDi-12730 Development  646-080-04 Both yes SDi-

646-080-08 Sites 12730 - not

mitigated

SDi-10067 Carl Roll 646-13042 Yes - All Yes - All

SDi-12880 Sites Sites

SDi-12881

SDi-5352 Struther’s 646-080-15 Yes Yes

Trust #3
SDi-5352 Zinser-Furby  646-080-14 Yes Yes
SDi-5352 George Ellis 646-240-29 Yes Yes

Copies of any of the above referenced reports can be found at the offices of the County of San Diego,
Department of Planning and Land Use, 5201 Ruffin Road, Suite B, San Diego, California 92123. Please
call Project Processing at (619) 694-3291 for access to information in the reports.



Appendix 3:
Glossary of Terms and Acronyms

Refer to the Planning and Zoning Code for other
definitions not included in this list.

CDRB - Community Design Review Board.
CSA - County Service Area.

Floor Area Ratio (FAR) - The ratio of total en-
closed building area at and above grade to the area
of the site. The FAR is an indication of the
intensity of development; as such, it identifies the
upper limit of building space permissible on a
given lot.

Frontage - The length of any one property line of
a premise, which property line abuts a legally
accessible street right-of-way.

Gross Acres - The total amount of acreage of a
land parcel, 1and use district, etc.

Gross Floor Area - The area included within the
surrounding walls of a building plus any roofed,
partially roofed or open area customarily used for
display or business operations. Interior opencourt
may be exempt if not used for display or business
operations.

ISTEA - Intermodal Surface Transportation
Efficiency Act.

LAFCO - Local Agency Formation Commission.

Level of Service - The Level of Service is used to
describe the operation of an intersection. Ratings
oflevel of service range from A, representing free
flow conditions, to F, representing extreme con-
gestion. Eachrating is based upon the ratio of the
volume of trafficintheintersection at a giventime
to the maximum capacity of the intersection. The
intersection capacity is the number of cars which
can use the intersection in an hour.

Local Improvement District - A Local Improve-
ment District is used as a generic term which
applies to financing available pursuant to forma-
tion of an Assessment District (1911-1913-1915
Improvement Acts), or a Community Facilities
District (1982 Mello Roos Community Facility
Act).

Maquiladora or Twin Plant Program - The Ma-
quiladora or Twin Plant Program, initiated by the
Mexican government in 1965, allows U.S. com-
panies to manufacture in a trade zone in Mexico
along theinternational border. Relaxed tariffs and
low cost labor are the benefits of the program to
U.S. companies. Correspondingly, Maquiladora
trade is the second greatest income generator in
Mexico today. Since its inception, Maquiladoras
have expanded to over 900 in operation today.

Metro - San Diego Metropolitan Sewage System.

MTDB-Metropolitan Transit Development Board.



NAFTA - North American Free Trade Agreement.

Net Acres - The total developable acres of a land
parcel, 1and use district, etc., equivalent to gross
acres minus land for roadway right-of-way and
public facilities.

Residential Density - A measure of housing ex-
pressed in dwelling units per acre (du/ac).

RFPD - Rural Fire Protection District.

SANDAG - San Diego Association of Govern-
ments.

SPA - East Otay Mesa Specific Plan Area.

Setback - A horizontal separation between a ver-
tical element and a property line. Setbacks occur
at street level.

SF/GFA - Square Feet of Gross Floor Area.

Usable Public Open Space - Those usable spaces
accessible by the general public.

Vernal Pools - Vernal pools consist of slight
depressions in soil, sometimes created between
mima mounds, that are natural spring-rain accu-
mulations of water which provide unique habitats
for a wide range of plant and wildlife species.
Four of these species are listed by the Federal
government as endangered or threatened and may
occur within the Specific Plan Area. Vernal Pool
habitats are considered very rare and highly sensi-
tive habitats because the vast majority of them
have been destroyed for urban uses.
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